CITY COUNCIL REPORT

MEETING DATE: July 6, 2005

ITEM NO. 5 " GOAL: Coordinate Planning to Balance Infrastructure

SUBJECT

REQUEST

OWNER

APPLICANT CONTACT

LOCATION

BACKGROUND

Troon North Parcel Q - 6-ZN-2005

Request:

1. site plan approval with amended development standards for a residential
use on 13 +/- acre parcel located at the northeast corner of Pinnacle Vista &
Alma School Parkway with Service Residential District (Hillside District) (S-R
HD) zoning.

2. To adopt Ordinance No. 3630 affirming the above site plan approval with
amended development standards.

Key Items for Consideration:

e The applicant is choosing to develop the site under the Hillside District
rather than ESL provisions.

e The original site zoning was part of the Troon North Master Plan zoning
case, which provided that the site plan should return for Council approval

e Amended development standards are being requested for building height

o A Hillside Conservation area is dedicated on a portion of the site and is
requested to be adjusted as part of the DRB application to reflect site
conditions

o A few neighbors have objected citing building heights and views
Planning Commission recommends approval, 7-0.

Related Policies, References:
The site was zoned S-R (H-D) as part of the original Troon North Master Plan
zoning case in the March 1986.
Case 43-Z-1994 is the most recent case E DYNAMITE g
affecting this area and updated development
standards and land uses.
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Zoning.

The site is zoned Service Residential (S-R HD) and Hillside Conservation
(HC) District and is situated within the Hillside District. The S-R zoning
district allows for minor office uses as well as residential use. The Hillside

Page |
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APPLICANT’S
PROPOSAL

District is a zoning overlay district that was applied to this area prior to
adoption of the ESL Ordinance in 1991 (See Attachment #11). Sites that
were rezoned prior to 1991 are entitled to elect to develop under either the
former Hillside District (HD) or ESLO provisions. The primary differences
between the Hillside District and ESLO are that the HD contains provisions to
protect the main ridgeline and landmark outcroppings while ESLO also
protects individual boulder features and clusters. The HD also established
Hillside Conservation (HC) and “no build areas’ on slopes greater than 15%
while ESL establishes development densities and requires larger parcel sizes
within steeply sloping areas. In addition, ESLO provides more specific
requirements for wash protection and modification. The applicant has elected
to develop under the Hillside Ordinance. With the case, the applicant also
requests amended development standards, related to building height. The
Hillside District allows heights to be measured from natural terrain elevation.

General Plan.

The General Plan Land Use Element designates the property as Office and
Natural Open Space. The office category provides a variety of office uses.
Minor office uses have a residential scale and character and are generally 1
story in height, and are low generators of traffic. Strict development and
landscaping requirements are required where located adjacent to residential
uses. The Natural Open Space category applies to areas where significant
environmental amenities may exist, such as steep slopes and boulder features.
Conservation open space areas.

Context.

This subdivision is located south of the Alma School Park site and south of the
new City fire station. The surrounding property is zoned O-S for the park site
toward the north and east, R-4 on the west side of Alma School Parkway and
C-2 to the south and southwest. Reata Pass Steakhouse and Greasewood Flats
are situated south of the site, Echo Ridge (R-4) residential community is
situated north of the park site and Pinnacle Canyon at Troon North is situated
west of Alma School Parkway. (See aenal Attachment 2, 2A) Note,
stormwater retention basin improvements are occurring at the adjacent park
site at the time of the photo being taken.

Goal/Purpose of Request.

The request is for approval of the site plan and amended development
standards for the proposed residential condominium development. The
original Troon master plan zoning for the area required commercial sites to
return to Council for site plan approval. The applicant states greater demand
exists for residential use rather than office use of the site, while both uses are
permitted in this zoning district. Also, the applicant indicates less traffic is
generated by the residential than the office use, and therefore there is less
impact on the neighborhood. To accommodate the site plan, a minor
modification to the existing Hillside Conservation line is requested as part of a
future Development Review Board (DRB) application. The amended
development standards for building height are requested to allow that up to
25% of the floor area, be permitted to increase by 6 feet from 18 to 24 feet
measured from natural grade. The amended development standards for
building height provide greater flexibility and result in less impact in the
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development of the site by allowing pads to be set into and along the hillside
and to reduce cuts and fills. This allows for more flexible pad grading while
actual building heights would still be no more than 18 ft. above the finished
pad level.

Key Issues.

e The site plan is requires approval by Council before proceeding to
Development Review Board

e The applicants have chosen to develop the site for residential use
rather than office use, both are permitted uses in the S-R District

e Amended development standards for building height are requested

Development information.

e FExisting Use: Undeveloped land including an existing,
dedicated Hillside Conservation area

e Buildings/Description 29 single family homes

o Parcel Size: 13 acres (gross)

o Building Height Allowed: 18 feet

e  Proposed Building Height: The applicant requests amended

development standards to allow building
height to exceed 18 feet for up to 25% of
the building floor area to a maximum of
24 feet high, measured from natural grade
however, heights would still be no more
than 18 ft. above pad grade

o Other: Minor modification to the Hillside
Conservation boundary, is requested with
the associated DRB case for site plan and
development approval of the homes with
S-R zoning, the DRB also approves the
architectural style, colors, materials, etc.
of the homes

IMPACT ANALYSIS Traffic.
The site has access from Alma School Parkway (90 ft. wide Major Collector),
immediately opposite from the access to Pinnacle Canyon at Troon North and
108" Street. This is a full access permitting right and left in, and right and left
out turns. Internal streets are gated with 40-foot wide right-of-ways
terminating in cul-de-sacs to access homes. A 20-foot wide fire station and
park access dedication is provided along portions of the northern boundary of
the site. A traffic statement prepared for the project indicates that about 313
vehicle trips daily would be generated by this residential use including about
29 and 34 trips during the AM and PM peak hours respectively. The analysis
indicates that the proposed residential use of the land would not impact the
adjacent streets to the level experienced if the site were developed for office
use, when up to 1,800 trips per day would be generated. No access is provided
to Pinnacle Vista Drive to the south.
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Water/Sewer.

Water and sewer can be extended to the site from existing water and sewer
lines located along Alma School Parkway. Sufficient capacity exists to
accommodate this use.

Fire.

Sufficient room and road widths are provided for turning and maneuvering of
fire apparatus for this site. An emergency vehicles (Knox Box) access will be
provided from the northern cul-de-sac to the Park access road. A fire station is
less than 200 feet north of the site.

Schools District comments/review.
Cave Creek Unified School District has been notified of this application and
has not objected to this proposal.

Open space, scenic corridors.

A minimum 30-foot wide, 40-foot average width scenic buffer is provided
along the site’s Alma School Parkway frontage. An existing 1.66 acres
Hillside Conservation (HC) area along the eastern side of the site contains a
hilltop rock outcrop area. This HC area boundary will be adjusted to maintain
the same overall area but also to better reflect site conditions and provide for
the proposed usage of the site. Overall, with both HC and NAOS areas, 5.75
acres or 44% of the site area is provided as open space, while 36% is required.
A 6-foot wide sidewalk will be provided along the site Alma School Parkway
frontage.

Policy Implications.

A stipulation of the Troon North master plan zoning case required the potential
commercial sites to return to council for site plan approval. The applicant
requests residential use rather than office use of the site. The applicant has
elected to develop the site under the Hillside Conservation District provisions
rather than ESLO however, will also endeavor to meet the provisions of ESL
wherever possible.

Community Involvement.

About 90 neighbors within 750 feet of the property were notified of the
proposal by letter and a neighborhood meeting was held on March 15, 2005.
A project under consideration sign was also posted on the site. Seventeen (17)
people attended the meeting. Comments were pro and con with negative
comments relating to assuring homes are kept off of the hillside and boulder
areas, and the negative affect of development the site regarding views. Staff
has received 3 letters of opposition and 1 letter of support. The Coalition of
Pinnacle Peak has inquired about the use of HD vs. ESL standards for the site,
but has provided no other comments to date.

Community Impact.

Use of the site for residential units appears to have less of an impact from
traffic than an office use. The site is one of the last remaining undeveloped
properties in Troon North. The site has areas that are both suitable and
unsuitable for development. The site plan is designated to position building
envelopes in and around the HC area while protecting less suitable and
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OTHER BOARDS AND
COMMISSIONS

STAFF
RECOMMENDATION

RESPONSIBLE
DEPT(S)

STAFF CONTACT(S)

undevelopable areas as open space. The amended development standards for
building height are intended to provide greater flexibility and less impact for
site development by allowing pads to be set into and along the hillside and to
reduce cuts and fills. Twenty-four feet (24 ft.) building heights measured from
natural grade permit variations in the pad height on the sloped ground, while
still maintaining actual building heights of 18 ft. measured above pad levels.
Minor adjustments to the Hillside Conservation boundary at the DRB review,
will accommodate site development and continue to conform to the intent of
boulder and steep slope preservation. Views from adjoining properties will not
be adversely impacted.

Planning Commission.

At the Planning Commission hearing of June &, 2005, one (1) citizen comment
card was received from a resident who did not wish to speak, but indicated on
the card he was not opposed to the proposed site plan. The Planning
Commission inquired why a modification to the Hillside Conservation
boundary was necessary for this site plan. Staff indicated that with the original
zoning case that established the line in about 1980, had utilized relatively large
scale topographic mapping information in establishing the boundary. This
information has been updated by more specific data, which has also been
supplemented with site walks of the property. The boundary modification is
considered minor in nature and does not result in a reduction of size or quality
of land designated as Hillside Conservation. Staff indicated the final boundary
modification would be subject to DRB review and approval.

Planning Commission Recommendation:
Planning Commission recommends approval, 7-0 on consent agenda.

Recommended Approach:
Staff recommends approval, subject to the attached stipulations.

Planning and Development Services Department
Current Planning Services

Al Ward Randy Grant
Senior Planner Chief Planning Officer
480-312-7067 480-312-7995

E-mail: award@ScottsdaleAZ.gov E-mail: rgrant@ScottsdaleAZ.gov
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Applicant’s Narrative

Amended Development Standards
Context Aerial

Aerial Close-Up

Land Use Map

Zoning Map

Ordinance No. 3630

Exhibit 1. Stipulations

Exhibit 2. Site Plan

Exhibit 3. Amended Development Standards
Additional Information

Traffic Impact Summary

Citizen Involvement

City Notification Map

Site Plan

Hillside District Ordinance
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Sec. 5.1100. (S-R) SERVICE RESIDENTIAL.
Sec. 5.1101. Purpose.

A district composed of certain land and structures used primarily to provide administrative, clerical, and
professional offices, of a residential scale and character, to serve nearby residential and commercial areas, as
well as the city as a whole. These uses are characterized by low volume of direct daily customer contact.
Secondarily, this district provides for medium density residential. This district is designed to be a transitional
zone, and should be used to buffer low density residential uses from more intense land uses, districts, and
heavily traveled transportation routes. The property development standards, while strict in order to protect
adjacent low density residential uses, are designed to be flexible enough to allow experimentation in office and
housing design, and to allow housing constructed within this district to incorporate its own protection from
more intense adjacent uses.

Sec. 5.1102. Approval required.

No structure or building shall be built or remodeled upon land in the S-R district until Development Review
[Board] approval has been obtained as outlined in article I, section 1.900 hereof.
(Ord. No. 3225, § 1, 5-4-99)

Sec. 5.1102. Approval required.
No structure or building shall be built or remodeled upon land in the S-R district until Development Review

[Board] approval has been obtained as outlined in article |, section 1.900 hereof.
(Ord. No. 3225, § 1, 5-4-99)

Sec. 5.1103. Use regulations.

A. Permitted uses. Buildings, structures, or premises shall be used and buildings and structures shall
hereafter be erected, altered or enlarged only for the following uses:

1. Business and professional services.

a. Business and professional offices: Offices in which merchandise, wares or goods are not created,
displayed, sold or exchanged.

b. Hospital for animals including boarding and lodging, provided that there are no open kennels
maintained and provided that all activities will be in soundproof buildings.

¢. Medical or dental offices including laboratories.

d. Studio for professional work or teaching of any form of commercial or fine arts such as
photography, music, drama or dance.

e. Municipal uses.

f. Private and charter school having no room regularly used for housing or sleeping overnight.
Subject to Development Review Board approval and compliance with standards including, but not
limited to, the following as well as those otherwise required in the district.

(1) Location: All proposed private and charter schools shall be located a minimum of five hundred
(500) feet from any adult use.

(2) Lot area: The minimum lot area shall be equal to that required for the district, except that no
lot shall be less than forty-three thousand (43,000) square feet (net).
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(3) There shall be no outside speaker system or bells, if the school building is within one hundred
(100) feet of a single-family dwelling or multifamily dwelling unit.

(4) Open space: Per underlying zoning district open space requirements. All NAOS requirements
of the district must be met and may be applied towards the overall open space requirements
subject to compliance with NAOS standards.

(5) Parking: Parking shall observe the front yard setbacks of the district for all frontages. One-third

(1/3) of the required parking may be shared parking with other establishments present on site.
Parking shall be located and screened per the requirements of the district.

(6) Outdoor recreation area: All outdoor playgrounds and recreation areas shall be enclosed by a
wall or fence sufficient in height to protect the safety and welfare of the students and shall be
located within the side or rear yard. Any playground or outdoor recreation area shall be located a
minimum of fifty (50) feet from any residential district and screened by a minimum six-foot high
wall.

(7) Drop off area: A drop off area accommodating a minimum of five (5) vehicles shall be located
along a sidewalk or landing area connected to the main entrance to the school. This area shall not
include internal site traffic aisles, parking spaces, fire lanes, etc.

(8) Any pubiic trails or pedestrian connections shall be incorporated into the site plan and
approved by the Development Review Board.

(9) Circulation plan: The applicant shall submit a circulation plan to insure minimal conflicts
between the student drop-off area, potential van and bus drop-off area, parking, access
driveways, pedestrian and bicycle paths on site.

2. Residential.

a. Accessory buildings, private swimming pools, private tennis courts, home occupations and other
accessory uses.

b. Dwelling units, multifamily.
c. Dwelling units, single family.

d. Temporary buildings for uses incidental to construction work, to be removed upon completion or
abandonment of construction work.

e. Temporary sales office buildings and model homes.
3. Retail.

a. Pharmacy, prescription, limited to pharmaceuticals only, as an appurtenant use to an office

building, provided the entrance to the pharmacy is from the interior of the building, lobby or arcade.
4. Churches and places of worship; subject to Development Review Board approval and compliance with
the following standards, as well as those otherwise required in the district:

a. Lot area: The minimum lot area shall be no less than twenty thousand (20,000) square feet (net).

b. Floor area ratio: In no case shall the gross floor area of the structure(s) exceed an amount equal
to two-tenths (0.2) multiplied by the net lot area.




c. Building height: Building height, including steeples, towers, spires, and mechanical equipment
(such equipment must be screened) shall be limited to thirty (30) feet in height, except that a maximum
of ten (10) percent of the roof area may exceed the height limit by fifteen (15) feet. Height and location
are subject to Development Review Board review and approval for compatibility with the established
neighborhood character. Maximum permissible heights may not be achievable in all neighborhoods.
(This provision supersedes sections 7.100--7.102, exceptions to height restrictions, which shall not
apply to churches within this district.)

d. Open space: In no case shall the open space requirement be less than twenty-four (24) percent of
the total lot area for zero (0) to twenty (20) feet of total building height, plus four-tenths (0.4) percent of
the total site for each foot of height above twenty (20) feet. All NAQOS requirements of the district must
be met and may be applied towards the overall open space requirement subject to compliance with
NAOS standards.

e. Parking: Parking shall observe the minimum front yard setbacks of the district for all frontages. On
streets classified by the Scottsdale General Plan as major arteriai or greater, parking may be located
between the established front building line and the front yard setback. On all other street
classifications, parking shall be located behind the established front building line(s).

A minimum of fifteen (15) percent of all parking areas shall be landscaped.

A ten-foot minimum landscape setback shall be provided where parking is adjacent to residential
districts.

f. Lighting: All pole mounted lighting shall be directed down and shielded and shail be a maximum of
sixteen (16) feet in height.

All lighting adjacent to residential districts shail be set back a minimum of thirty (30) feet from the
property line. All lighting, other than security, shall be shut off by 10:00 p.m.

g. Screening: There shall be a minimum six-foot high masonry wall and/or landscape screen, as
approved by the Development Review Board, on the side and rear property lines that are adjacent to
residential districts.

There shall be a three-foot high landscaped berm along all street frontage where parking occurs.

h. Access: All churches must have primary access to a street classified by the Scottsdale General
Plan as a minor collector or greater.

Access to a local or local collector residential street is prohibited when the primary worship center,
auditorium or other major gathering place exceeds three thousand (3,000) square feet.

i. Operations: No outdoor activities shall be permitted after 10:00 p.m. No external speakers or
paging systems.

5. Day care center, if the drop off or outdoor play area is more than one hundred (100) feet from a
residential district.

6. Personal wireless service facilities; minor, subject to the requirements of sections 1.906, 3.100 and
7.200.

B. Uses subject to a conditional use permit.

1. Bank (see section 1.403 for criteria).




2.

Day care center, if the drop off or outdoor play area is within one hundred (100) feet from a residential

district (see section 1.403 for criteria).

3. Jewelry design or creation.

4. Personal wireless service facilities; major, subject to the requirements of sections 1.400, 3.100 and
7.200.

5. Vocational schaol for the teaching of culinary arts and sciences. School facilities may include the

following:

6.

a. Kitchen(s).
b. School offices.
c. Classrooms.

d. Ancillary public dining area(s). Food preparation for the dining facility shall only be serviced by
students/classroom activities in connection with the school curriculum.

Wholesale sales of jewelry and works of art.

(Ord. No. 2335, § 1, 1-15-91; Ord. No. 2394, § 1, 9-16-91; Ord. No. 2430, § 1, 1-21-92; Ord. No. 2858, §
1, 12-5-95; Ord. No. 3048, § 2, 10-7-97; Ord. No. 3034, § 1, 11-4-97; Ord. No. 3103, § 1, 1-6-98; Ord. No.
3225, § 1, 5-4-99)

Sec. 5.1104. Property development standards.

The following property development standards shall apply to all land and building in the S-R district.

A. Open space requirements.

1.

Main land uses that are density-based shall provide a minimum of thirty-six (36) percent of the net lot

area in open space.

2.

Main land uses that are naot density-based shall provide a minimum of twenty-four (24) percent of the

net lot area in open space.

3.

Open space required by 1 and 2 above shall be provided in the following proportions:

a. A minimum of twelve (12) percent of the net lot area shall be provided as frontage open space to
provide a setting for the building, visual continuity within the community, and a variety of spaces in the
streetscape, except that the frontage open space shall not be required to exceed fifty (50) square feet
per one (1) foot of public street frontage excluding drives. Exception: Where a lot has two (2) or more
street frontages, there shall be no less than twenty (20) square feet of open space per one (1) foot of
street frontage for one (1) streef and no less than ten (10) square feet of open space per one (1) foot
of street frontage excluding drives for other street(s).

b. A private outdoor living space shall be provided adjoining each dwelling unit equal to a minimum
of ten (10) percent of the gross size of the dwelling unit, except that dwelling units above the first story
shall provide such space equal to a minimum of five (5) percent of the gross size of the dwelling unit.
c. The remainder of the required open space shall be provided in common open space.

d. Open space required under this section shall be exclusive of parking lot landscaping required
under the provisions of article IX of this ordinance.




B. Building height. No building shall exceed eighteen (18) feet in height except that 25% of the building
may be built to a maximum of eighteen (18) feet above pad grade as long as the total height of the

building does not exceed twenty-four (24 feet above natural grade. as-ethervico-provided—in-article-Vi-

C. Density. The minimum gross land area per dwelling unit shall be three thousand five hundred (3,500)
square feet.

D. Building setback.

1. Wherever an S-R development abuts an R-1, R-2, R-3, R-4, R-4R or M-H district or an alley abutting
any of those districts, a yard of not less than fifteen (15) feet shall be maintained, except that accessory
buildings for purposes of storage or carports may be constructed to within fifteen (15) feet of the adjacent
district boundary line.

2. Wherever an S-R development abuts any district other than R-1, R-2, R-3, R-4, R-4R or M-H, or abuts
an alley adjacent to such other district, a building may be constructed on the property line. However, if any
yard is to be maintained, it shall be not less than ten (10) feet in depth. Larger yards may be required by
the Development Review [Board] or City Council if the existing or future development of the area around
the site warrants such larger yards.

3. Where parking occurs between a building and the street a yard of thirty-five (35) feet in depth shall be
maintained. This depth may be decreased to a minimum of twenty (20) feet subject to Section 10.402.D.3.

E. Distance between buildings.

1. There shall not be less than ten (10) feet between an accessory building and a main building or
between two (2) main buildings, except that an accessory building with two (2) or more open sides, one (1)
of which is adjacent to the main building, may be built to within six (6) feet of the main building.

F. Walls, fences and required screening.
1. Walls, fences and hedges not to exceed eight (8) feet in height shall be permitted on the property line
of within the required yard areas, except within the required frontage open space, within which they may
not exceed three (3) feet in height, or except as otherwise provided in article VII.
2. Al parking areas shall be screened from view from all public streets.

3. All mechanical structures and appurtenances shall be screened as approved by the Development
Review Board.

4. Al storage and refuse areas shall be screened as determined by the Development Review Board.

G. Access. All lots shall have frontage on and have vehicular access from a dedicated street, unless a
secondary means of permanent vehicle access has been approved by the Development Review Board.

(Ord. No. 1840, § 1, 10-15-85; Ord. No. 2509, § 1, 6-1-93,; Ord. No. 2818, § 1, 10-17-95)

Sec. 5.1105. Off-street parking.

The provisions of article IX shall apply.

Sec. 5.1106. Signs.

The provisions of articie VIli shall apply.
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Site plan approval for a single-family residential subdivision of a Service Residential District (S-R)
parcel in the Troon North master planned community
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ORDINANCE NO. 3630

AN ORDINANCE OF THE COUNCIL OF THE CITY OF SCOTTSDALE, MARICOPA
COUNTY, ARIZONA, AMENDING ORDINANCE NO. 455 THE ZONING
ORDINANCE OF THE CITY OF SCOTTSDALE, BY AND FOR THE PURPOSE OF
APPROVING A SITE PLAN WITH STIPULATIONS AND AMENDING
DEVELOPMENT STANDARDS AS APPROVED IN CASE NO. 6-ZN-2005, ON
PROPERTY LOCATED AT THE NORTHEAST CORNER OF PINNACLE VISTA AND
ALMA SCHOOL PARKWAY WITH S-R (HD) (SERVICE RESIDENTIAL DISTRICT
HILLSIDE DISTRICT ZONING.

WHEREAS, Planning Commission and City Council have held public hearings and considered
Case No. 6-ZN-2005; and

WHEREAS, the Council of the City of Scottsdale wishes to adopt a site plan set forth in the
aforementioned case subject to stipulations;

WHEREAS, the Council of the City of Scottsdale wishes to amend the development standards
as described in the aforementioned case,

NOW, THEREFORE, BE IT ORDAINED by the Council of the City of Scottsdale, as follows:

Section 1. That the City Council approves the site plan as provided in Case No. 6-ZN-2005,
attached hereto as Exhibit 2 and incorporated herein by reference, conditioned upon compliance with all
stipulations attached hereto as Exhibit 1 and incorporated herein by reference.

Section 1. That the Zoning Ordinance of the City of Scottsdale is hereby amended, as set
forth in the amended development standards attached hereto as Exhibit 3 and incorporated herein by

reference, conditioned upon compliance with all stipulations attached hereto as Exhibit 1 and incorporated
_herein by reference.

PASSED AND ADOPTED by the Council of the City of Scottsdale this 6 day of July, 2005.
ATTEST: CITY OF SCOTTSDALE, an Arizona

municipal corporation

By: By:
Carolyn Jagger Mary Manross
City Clerk Mayor

APPROVED AS TO FORM:

By, /[ A l@ ¥z

Debérah Robbérson
Acting City Attorney




STIPULATIONS FOR CASE 6-ZN-2005
CHANGES MADE BY THE PLANNING COMMISSION ARE IN UPPER CASE, BOLD ITALICIZED
LETTERS AND DELETIONS ARE STRUCK THROUGH

PLANNING/ DEVELOPMENT

1. CONFORMANCE TO SITE PLAN. Development shall conform to the site plan submitted by
Southwest Consulting, and staff dated 5/23/05. These stipulations take precedence over the
above-referenced site plan. Any proposed significant change, as determined by the Zoning
Administrator, shall be subject to subsequent public hearings before the Planning Commission
and City Council.

2. MAXIMUM DWELLING UNITS/MAXIMUM DENSITY. The number of dwelling units on the site

shall not exceed 29 without subsequent public hearings before the Planning Commission and City
Council.

LAND USE BUDGET TABLE:

Parcel

Gross Acres

Zoning

Proposed
DU/AC

Max DU/AC

Proposed #
of Units

Max # of
Units

Q

13.0

S-R

2.2 +/-

2.2 +/-

29

29

CONFORMANCE TO AMENDED DEVELOPMENT STANDARDS. Development shall conform
with the amended development standards dated 5/27/05 and attached. Any change to the
development standards shall be subject to subsequent public hearings before the Planning
Commission and City Council.

BUILDING HEIGHT LIMITATIONS. Per the attached amended development standards, no
building on the site shall exceed 18 feet in height, measured from finished pad level. However,
up to 25% of the floor area of the building may be built up to 24 feet above natural grade, as long
as no part of the building exceeds 18 ft. in height above finished pad level.

SCENIC BUFFER. The scenic buffer width along Alma School Parkway shall be a minimum of
30 feet and an average of 40 feet wide, measured from the outside edge of the street right-of-
way. Unless otherwise approved by the Development Review Board, the scenic buffer shall be
left in @ natural condition.

SCENIC BUFFER DEDICATION. Before building permit issued, the final plat or site plan shalil
show and dedicate an easement to the city, identifying a minimum of 30 feet and an average of
40 feet wide scenic buffer easement along Alma School Parkway, as shown on the site plan
dated 5/23/05.

PEDESTRIAN ACCESS. With the Development Review Board submittal, the deveioper shall
submit a plan providing pedestrian access to the commercial and recreational areas on and
adjacent to the site.

NOTE REGARDING THE ELECTION TO DEVELOP UNDER THE HILLSIDE DISTRICT (HD).

Pursuant to the ESL Ordinance, the applicant has elected to develop the site under the Hillside
District provisions however; the developer is encouraged to comply with the provisions of the ESL
Ordinance to the greatest possible extent.

ENVIRONMENTAL DESIGN

1.

ALTERATIONS TO NATURAL WATERCOURSES. Any proposed alteration to the natural state
of watercourses with a 100-year peak flow rate estimated between 250 cfs and 749 cfs shall be

EXHIBIT 1
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subject to Zoning Administrator approval through a wash modification process.

WASH CORRIDOR EASEMENTS-ADJACENT WALLS. Solid walls adjacent to Wash Corridor
easements shall comply with the following standards:

a. Walls shall not be constructed within the Wash Corridor easement.

b. Walls shall be located only within an approved construction envelope, or approved wall
easement of community tract.

c. Solid, opaque walls higher than three (3) feet shall be set back four (4) feet from the Wash
Corridor easement for each one (1) foot of solid, opaque wall height above three (3) feet. No
wall shall exceed six (6) feet in height.

NATURAL AREA OPEN SPACE (NAOS)-IDENTIFICATION. The Developer shall dedicate a
minimum of 3.48 4.26 acres of NAOS on the site. This amount may include up to 1.37 489 acres
of NAOS to be transferred from surplus NAOS areas located within the Troon Master Plan area.
With the Development Review Board submittal, the developer shall submit a detailed plan for the
site identifying the required NAOS and a table identifying, the required amount of NAOS, the
percentage of slope, and the type of land form, for the Upper Desert Landform area.

NATURAL AREA OPEN SPACE-DEDICATION, CONVEYANCE AND MAINTENANCE. With the
Development Review Board submittal, the developer shall submit documents, to the satisfaction
of city staff, showing that all required NAOS shall be dedicated or conveyed in conformance with
the Scottsdale Revised Code and permanently maintained as NAOS.

BOULDERS AND BEDROCK QUTCROPS. With the Development Review Board submittal, the
developer shall submit a plan identifying all boulders larger than six (6) feet in diameter and all
bedrock outcrops.

OUTDOOR LIGHTING. The maximum height of any outdoor lighting source shall be sixteen (16)

feet above natural grade at the base of the light standard. exceptforrecreation-uses,-which-shali
comply-with-the-outdoorlighting-standards-of the Scottsdale-Zening Ordinance.

BERM CONSTRUCTION ON THE NORTH SIDE OF THE CURRENTLY DEDICATED JOINT
PARK/ FIRE STATION ACCESS ROAD AS SHOWN IN THE SITE PLAN. BEFORE
ISSUANCE OF FINAL CERTIFICATE OF OCCUPANCY, THE DEVELOPER SHALL BUILD A
BERM CONNECTING THE HILL AND CHANNEL EMBANKMENT, LOCATED NORTH OF THE
PARK/ FIRE STATION ACCESS ROAD (NORTH OF LOTS 25 AND 26), THATISTO A
HEIGHT AND CONFIGURATION ACCEPTABLE TO THE COMMUNITY SERVICES
DEPARTMENT, THROUGH CONSULTATION WITH ECHO RIDGE RESIDENTS. THE
DEVELOPER SHALL LANDSCAPE THE BERM TO SCREEN PARCEL Q AND THE FUTURE
JOINT PARK/ FIRE STATION ACCESS ROAD FROM THE EXISTING ECHO RIDGE
SUBDIVISION. THIS LANDSCAPE BERM MAY CONTAIN PLANT MATERIAL SALVAGED
FROM PARCEL Q, AND SHALL INCLUDE A MINIMUM OF 5 - 24" BOX TREES, WITH FINAL
PLANT QUANTITIES, TYPES AND SIZES TO BE SHOWN ON THE FINAL LANDSCAPE
PLAN AND BE TO THE SATISFACTION OF THE COMMUNITY SERVICES DEPARTMENT,
THROUGH CONSULTATION WITH ECHO RIDGE RESIDENTS. THE DEVELOPER SHALL
BE RESPONSIBLE FOR CONNECTION OF AN IRRIGATION SYSTEM TO THIS LANDSCAPE
BERM EXTENDED FROM PARCEL Q, AND IRRIGATE THE AREA FOR IN A MANNER AND
FOR SUCH PERIOD AS REQUIRED BY CITY GUIDELINES.

CIRCULATION

1.

STREET CONSTRUCTION. Before issuance of any certificate of occupancy for the site, the
developer shall dedicate the following right-of-way and construct the following street
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improvements, in conformance with the Design Standards and Policies Manual:

paint stripe holding
bay. May need to
reconstruct the
existing median.

Street Name/Type Dedications Improvements Notes
Alma School None required Provide south Provide 6 ft. wide
Parkway bound left turn sidewalk along

Alma School Rd.
separated from
back of the curb, as
required by the City
staff.

dedication for the
PARK!/ Fire Station
and park access
road, or as modified
AND acceptable to
Parks-and Rec-
Dept. COMMUNITY
SERCIVES DEPT.

Internal Local FORTY (40) 32 foot | Provide 28 24 foot Construct-a
Condominium wide condominium | wide back of curb to | minimum-4-ft
Street access easement or | back of curb sidewalk-along-one
tract. MINIMUM improvement as side-of-the-internal
CUL-DE-SAC required by the City | streets;as-required
WIDTH SHALL BE staff for all internal | by the-City staff:
45 FEET. streets. No on-street
Provide a minimum | parking is permitted
24 ft. wide UNLESS
emergency vehicle OTHERWISE
access to the Fire APPROVED BY per
Station/Park access | the Fire Dept.
Road at north. requirement:
Provide-a turn- All lots shall have
around-area frontage on a
attached-to-thecul- | dedicated street, as
de-sacs: No A required per the S-R
raised center Zoning Ordinance
median PLANTER is | UNLESS
permitted within the | APPROVED BY THE
cul-de-sacs, IF DRB and by the City
ACCEPTABLE TO staff.
CITY STAFF.
Fire Station/Park Twenty (20) 30 ft. Provide Knox Box Provide pedestrian
Access Road wide half street emergency access connection/ gate
EASEMENT from project site to

Park/ FIRE STATION
access road.
Provide a location
for a park access
sign park along
park/FIRE STATION
access road
acceptable to-Parks

and-Rec—Dept.
COMMUNITY
SERVICES DEPT.

NOTE, THESE PROVISIONS SHALL BE SHOWN ON THE FINAL APPROVED SITE PLAN.
a The internal private streets for this site shall be designed and constructed to the local private
condominium street requirements of the City of Scottsdale ESL Road Design Standards.

Five-foot-wide-sidewalks-arerequired-on-both-sides-of-thelocal-residential-streets-forlotsless

than-20,000-square-feetin-area-

b. The developer shall provide any improvements supported by the approved traffic impact
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study for the site, as determined by the city staff.
c. Garages shall be setback a minimum of 20 ft. from back of curb for internal street.

PEDESTRIAN CIRCULATION PLAN. With the Development Review Board submittal, the
developer shall submit a Pedestrian Circulation Plan for the site, which shall be subject to city
staff approval. This plan shall indicate the location and width of all sidewalks and pedestrian
pathways.

PRIVATE STREET CONSTRUCTION. All private streets shall be constructed to full public street
standards, except equivalent construction materials or wider cross-sections may be approved by
city staff. In addition, all private streets shall conform to the following requirements:

a. No internal private streets shall be incorporated into the city's public street system at a future
date unless they are constructed, inspected, maintained and approved in conformance with
the city's public street standards. Before any lot is sold, the developer shall record a notice
satisfactory to city staff indicating that the private streets shall not be maintained by the city.

b. Before issuance of any certificate of occupancy for the site, the developer shall post access
points to private streets to identify that vehicles are entering a private street system.

c. Secured access shall be provided on private streets only. The developer shall locate security
gates a minimum of 75 feet from the back of curb to the intersecting street. The developer
shall provide a vehicular turn-around between the public street and the security gate.

DRAINAGE AND FLOOD CONTROL

1.

CONCEPTUAL DRAINAGE REPORT. With the Development Review Board submittal, the
developer shall submit a conceptual drainage report and plan subject to city staff approval. The
conceptual report and plan shall conform to the Design Standards and Policies Manual - Drainage
Report Preparation. In addition, the conceptual drainage report and plan shall:

a. Identify all major wash corridors entering and exiting the site, and calculate the peak
discharge (100-yr, 6-hr storm event) for a pre- verses post-development discharge
comparison of ALL washes which exit the property.

b. Determine easement dimensions necessary to accomrnodate design discharges.

c. Demonstrate how the storm water storage requirement is satisfied, indicating the location,
volume and drainage area of all storage.

d. Include flood zone information to establish the basis for determining finish floor elevations in
conformance with the Scottsdale Revised Code.

e. Include a complete description of requirements of the approved Master Drainage Plan for
Troon as it relates to this subdivision.

f. Evaluate the overtopping of Alima School parkway near the south end of this project. Report
the depth of the sheet flow over the street in a 100-year peak discharge (d100) for street
access and downstream erosion purposes.

g. Show and call out the boundaries of a 100-year flood for all washes affecting this subdivision.

FINAL DRAINAGE REPORT. With the improvement plan submittal to the Project
Quality/Compliance Division, the developer shall submit a final drainage report and plan subject to
city staff approval. The final drainage report and plan shall conform to the Design Standards and
Policies Manual — Drainage Report and Preparation. In addition, the final drainage report and plan
shall:

a. Demonstrate consistency with the approved master drainage plan and report FOR TROON.
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(1). Any design that modifies the approved master drainage report requires from the
developer a site-specific addendum to the final drainage report and plan, subject to
review and approval by the city staff.

(2). Addendum generated by the final drainage analysis for this site shall be added to the
appendix of the final drainage report.

b. Provide final calculations and detailed analysis that demonstrate consistency with the
accepted conceptual drainage plan and report.

STORM WATER STORAGE REQUIREMENT. On-site storm water storage is required for the full
100-year, 2-hour storm event, unless city staff approves the developer’s Request for Waiver. See
Section 2 of the Design Standards and Policies Manual for waiver criteria.

a. [f applicable, the developer shall submit to the Community Development Division a Request
for Waiver Review form, which shall:
(1). Include a supportive argument that demonstrates historical flow through the site will be
maintained, and that storm water runoff exiting this site has a safe place to flow.
(2). Include an estimate for payment in-lieu of on-site storm water storage, subject to city staff
approval.
b. Before the improvement plan submittal to the Project Quality/Compliance Division, the
developer shall have obtained the waiver approval.

STORM WATER STORAGE EASEMENTS. With the Development Review Board submittal, the
developer shall submit a site plan subject to city staff approval. The site plan shall include and
identify tracts with easements dedicated for the purposes of storm water storage, in conformance
with the Scottsdale Revised Code and the Design Standards and Policies Manual.

DRAINAGE EASEMENTS. Before the issuance of any building permit for the site, the developer
shall dedicate to the city, in conformance with the Scottsdale Revised Code and the Design
Standards and Policies Manual, all drainage easements necessary to serve the site.

WATER

1.

BASIS OF DESIGN REPORT (WATER). Before the improvement plan submittal to the Project
Quality/Compliance Division, the developer shall submit a basis of design report and plan subject to
Water Resources Department approval. The basis of design report shall conform to the Design
Standards and Policies Manual. In addition, the basis of design report and plan shail:

a. ldentify the location, size, condition and availability of existing water lines and water related
facilities such as water valves, water services, fire hydrants, back-flow prevention structures,
etc.

b. Identify the timing of and parties responsible for construction of all water facilities.

¢. Include a complete description of requirements relating to project phasing.

APPROVED BASIS OF DESIGN REPORT. Before the improvement plan submittal to the Project
Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design
Report.

NEW WATER FACILITIES. Before the issuance of Letters of Acceptance by the Inspection
Services Division, the developer shall provide all water lines and water related facilities necessary
to serve the site. Water line and water related facilities shall conform to the city Water System
Master Plan.
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4. WATERLINE EASEMENTS. Before the issuance of any building permit for the site, the

developer shall dedicate to the city, in conformance with the Scottsdale Revised Code the Design
Standards and Policies Manual, all water easements necessary to serve the site.

WASTEWATER

1.

BASIS OF DESIGN REPORT (SANITARY SEWER). ). Before the improvement plan submittal to
the Project Quality/Compliance Division, the developer shall submit a basis of design report and
plan subject to Water Resources Department approval. The basis of design report shall be in
conformance with the Design Standards and Policies Manual. In addition, the basis of design
report and plan shall:

a. ldentify the location of, the size, condition and availability of existing sanitary sewer lines and
wastewater related facilities.

b. ldentify the timing of and parties responsible for construction of all sanitary sewer facilities.

¢. Include a complete description of requirements relating to project phasing.

APPROVED BASIS OF DESIGN REPORT. Before the improvement plan submittal to the Project
Quality/Compliance Division, the developer shall have obtained approval of the Basis of Design
Report.

NEW WASTEWATER FACILITIES. Before the issuance of Letters of Acceptance by the
Inspection Services Division, the developer shall provide all sanitary sewer lines and wastewater
related facilities necessary to serve the site. Sanitary sewer lines and wastewater related
facilities shall conform to the city Wastewater System Master Plan.

SANITARY SEWER EASEMENTS. Before the issuance of any building permit for the site, the
developer shall dedicate to the city, in conformance with the Scottsdale Revised Code and the
Design Standards and Policies Manual, all sewer easements necessary to serve the site.

CONVEYANCE OF TRACTS/LOTS. Unless otherwise agreed to in writing by the Asset
Management Coordinator, each tract or lot dedicated to the city shall be:

conveyed by a general warranty deed, and

accompanied by a title policy in favor of the city, both to the satisfaction of city staff as designated
by the Asset Management Coordinator.
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Sec. 5.1100. (S-R) SERVICE RESIDENTIAL.
Sec. 5.1101. Purpose.

A district composed of certain land and structures used primarily to provide administrative, clerical, and
professional offices, of a residential scale and character, to serve nearby residential and commercial areas, as
well as the city as a whole. These uses are characterized by low volume of direct daily customer contact.
Secondarily, this district provides for medium density residential. This district is designed to be a transitional
zone, and should be used to buffer low density residential uses from more intense land uses, districts, and
heavily traveled transportation routes. The property development standards, while strict in order to protect
adjacent low density residential uses, are designed to be flexible enough to allow experimentation in office and
housing design, and to allow housing constructed within this district to incorporate its own protection from
more intense adjacent uses.

Sec. 5.1102. Approval required.

No structure or building shall be built or remodeled upon land in the S-R district until Development Review
[Board] approval has been obtained as outlined in article I, section 1.900 hereof.

(Ord. No. 3225, § 1, 5-4-99)

Sec. 5.1102. Approval required.

No structure or building shall be built or remodeled upon land in the S-R district until Development Review
[Board] approval has been obtained as outlined in article |, section 1.900 hereof.

(Ord. No. 3225, § 1, 5-4-99)

Sec. 5.1103. Use regulations.

A. Permitted uses. Buildings, structures, or premises shall be used and buildings and structures shall
hereafter be erected, altered or enlarged only for the following uses:

1. Business and professional services.

a. Business and professional offices: Offices in which merchandise, wares or goods are not created,
displayed, sold or exchanged.

b. Hospital for animals including boarding and lodging, provided that there are no open kennels
maintained and provided that all activities will be in soundproof buildings.

c. Medical or dental offices including laboratories.

d. Studio for professional work or teaching of any form of commercial or fine arts such as
photography, music, drama or dance.

e. Municipal uses.

f. Private and charter school having no room regularly used for housing or sleeping overnight.
Subject to Development Review Board approval and compliance with standards including, but not
limited to, the following as well as those otherwise required in the district.

(1) Location: All proposed private and charter schools shall be located a minimum of five hundred
(500) feet from any adult use.

(2) Lot area: The minimum lot area shall be equal to that required for the district, except that no
lot shall be less than forty-three thousand (43,000) square feet (net).

EXHIBIT 3




(3) There shall be no outside speaker system or bells, if the school building is within one hundred
(100) feet of a single-family dwelling or multifamily dwelling unit.

(4) Open space: Per underlying zoning district open space requirements. All NAOS requirements
of the district must be met and may be applied towards the overall open space requirements
subject to compliance with NAOS standards.

(5) Parking: Parking shall observe the front yard setbacks of the district for all frontages. One-third
(1/3) of the required parking may be shared parking with other establishments present on site.
Parking shall be located and screened per the requirements of the district.

(6) Outdoor recreation area: All outdoor playgrounds and recreation areas shall be enclosed by a
wall or fence sufficient in height to protect the safety and welfare of the students and shall be
located within the side or rear yard. Any playground or outdoor recreation area shall be located a
minimum of fifty (50) feet from any residential district and screened by a minimum six-foot high
wall.

(7) Drop off area: A drop off area accommodating a minimum of five (5) vehicles shall be located
along a sidewalk or landing area connected to the main entrance to the school. This area shall not
include internal site traffic aisles, parking spaces, fire lanes, etc.

(8) Any public trails or pedestrian connections shall be incorparated into the site plan and
approved by the Development Review Board.

(9) Circulation plan: The applicant shall submit a circulation plan to insure minimal conflicts
between the student drop-off area, potential van and bus drop-off area, parking, access
driveways, pedestrian and bicycle paths on site.

2. Residential.

a. Accessory buildings, private swimming pools, private tennis courts, home occupations and other
accessory uses.

b. Dwelling units, multifamily.
c. Dwelling units, single family.

d. Temporary buildings for uses incidental to construction work, to be removed upon completion or
abandonment of construction work.

e. Temporary sales office buildings and model homes.
3. Retail.

a. Pharmacy, prescription, limited to pharmaceuticals only, as an appurtenant use to an office

building, provided the entrance to the pharmacy is from the interior of the building, lobby or arcade.
4. Churches and places of worship; subject to Development Review Board approval and compliance with
the following standards, as well as those otherwise required in the district:

a. Lot area: The minimum lot area shall be no less than twenty thousand (20,000) square feet (net).

b. Floor area ratio: In no case shall the gross floor area of the structure(s) exceed an amount equal
to two-tenths (0.2) muitiplied by the net lot area.




c. Building height: Building height, including steeples, towers, spires, and mechanical equipment
(such equipment must be screened) shall be limited to thirty (30) feet in height, except that a maximum
of ten (10) percent of the roof area may exceed the height limit by fifteen (15) feet. Height and location
are subject to Development Review Board review and approval for compatibility with the established
neighborhood character. Maximum permissible heights may not be achievable in all neighborhoods.
(This provision supersedes sections 7.100--7.102, exceptions to height restrictions, which shall not
apply to churches within this district.)

d. Open space: In no case shall the open space requirement be less than twenty-four (24) percent of
the total lot area for zero (0) to twenty (20) feet of total building height, pius four-tenths (0.4) percent of
the total site for each foot of height above twenty (20) feet. All NAOS requirements of the district must

be met and may be applied towards the overall open space requirement subject to compliance with
NAQOS standards.

e. Parking: Parking shall observe the minimum front yard setbacks of the district for all frontages. On
streets classified by the Scottsdale General Plan as major arterial or greater, parking may be located
between the established front building line and the front yard setback. On all other street
classifications, parking shall be located behind the established front building line(s).

A minimum of fifteen (15) percent of all parking areas shall be landscaped.

A ten-foot minimum landscape setback shall be provided where parking is adjacent to residential
districts.

f. Lighting: All pole mounted lighting shall be directed down and shielded and shall be a maximum of
sixteen (16) feet in height.

All lighting adjacent to residential districts shall be set back a minimum of thirty (30) feet from the
property line. All lighting, other than security, shall be shut off by 10:00 p.m.

g. Screening: There shall be a minimum six-foot high rmasonry wall and/or landscape screen, as
approved by the Development Review Board, on the side and rear property lines that are adjacent to
residential districts.

There shall be a three-foot high landscaped berm along all street frontage where parking occurs.

h. Access: All churches must have primary access to a street classified by the Scottsdale General
Plan as a minor collector or greater.

Access to a local or local collector residential street is prohibited when the primary worship center,
auditorium or other major gathering place exceeds three thousand (3,000) square feef.

i. Operations: No outdoor activities shall be permitted after 10:00 p.m. No external speakers or
paging systems.

5. Day care center, if the drop off or outdoor play area is more than one hundred (100) feet from a
residential district.

6. Personal wireless service facilities; minor, subject to the requirements of sections 1.906, 3.100 and
7.200.

B. Uses subject to a conditional use permit.

1. Bank (see section 1.403 for criteria).




2.

Day care center, if the drop off or outdoor play area is within one hundred (100) feet from a residential

district (see section 1.403 for criteria).

3. Jewelry design or creation.
g.zozersonal wireless service facilities; major, subject to the requirements of sections 1.400, 3.100 and
5. Vocational school for the teaching of culinary arts and sciences. School facilities may include the
following:
a. Kitchen(s).
b. School offices.
c. Classrooms.
d. Ancillary public dining area(s). Food preparation for the dining facility shall only be serviced by
students/classroom activities in connection with the school curriculum.
6. Wholesale sales of jewelry and works of art.

(Ord. No. 2335, § 1, 1-15-91; Ord. No. 2394, § 1, 9-16-91; Ord. No. 2430, § 1, 1-21-92; Ord. No. 2858, §
1, 12-5-95; Ord. No. 3048, § 2, 10-7-97; Ord. No. 3034, § 1, 11-4-97; Ord. No. 3103, § 1, 1-6-98; Ord. No.
3225, § 1, 5-4-99)

Sec. 5.1104. Property development standards.

The following property development standards shall apply to all land and building in the S-R district.

A. Open space requirements.

1.

Main land uses that are density-based shall provide a minimum of thirty-six (36) percent of the net lot

area in open space.

2.

Main land uses that are not density-based shall provide a minimum of twenty-four (24) percent of the

net lot area in open space.

3.

Open space required by 1 and 2 above shall be provided in the following proportions:

a. A minimum of twelve (12) percent of the net lot area shall be provided as frontage open space to
provide a setting for the building, visual continuity within the community, and a variety of spaces in the
streetscape, except that the frontage open space shall not be required to exceed fifty (50) square feet
per one (1) foot of public street frontage excluding drives. Exception: Where a lot has two (2) or more
street frontages, there shall be no less than twenty (20) square feet of open space per one (1) foot of
street frontage for one (1) street and no less than ten (10) square feet of open space per one (1) foot
of street frontage excluding drives for other street(s).

b. A private outdoor living space shall be provided adjoining each dwelling unit equal to a minimum
of ten (10) percent of the gross size of the dwelling unit, except that dwelling units above the first story
shall provide such space equal to a minimum of five (5) percent of the gross size of the dwelling unit.
c. The remainder of the required open space shall be provided in common open space.

d. Open space required under this section shall be exclusive of parking lot landscaping required
under the provisions of article [X of this ordinance.




B. Building height. No building shall exceed eighteen (18) feet in height except that 25% of the building
may be built to a maximum of eighteen (18) feet above pad grade as long as the total height of the

building does not exceed twenty-four (24 feet above natural grade. as-othorwise-provided-in-articlo-Vik

C. Density. The minimum gross land area per dwelling unit shall be three thousand five hundred (3,500)
square feet.

D. Building setback.
1. Wherever an S-R development abuts an R-1, R-2, R-3, R-4, R-4R or M-H district or an alley abutting
any of those districts, a yard of not less than fifteen (15) feet shall be maintained, except that accessory

buildings for purposes of storage or carports may be constructed to within fifteen (15) feet of the adjacent
district boundary line.

2. Wherever an S-R development abuts any district other than R-1, R-2, R-3, R-4, R-4R or M-H, or abuts
an alley adjacent to such other district, a building may be constructed on the property line. However, if any
yard is to be maintained, it shall be not less than ten (10) feet in depth. Larger yards may be required by
the Development Review [Board] or City Council if the existing or future development of the area around
the site warrants such larger yards.

3. Where parking occurs between a building and the street a yard of thirty-five (35) feet in depth shall be
maintained. This depth may be decreased to a minimum of twenty (20) feet subject to Section 10.402.D.3.

E. Distance between buildings.
1. There shall not be less than ten (10) feet between an accessory building and a main building or
between two (2) main buildings, except that an accessory building with two (2) or more open sides, one (1)
of which is adjacent to the main building, may be built to within six (6) feet of the main building.

F. Walls, fences and required screening.
1. Walls, fences and hedges not to exceed eight (8) feet in height shall be permitted on the property line
of within the required yard areas, except within the required frontage open space, within which they may
not exceed three (3) feet in height, or except as otherwise provided in article VII.

2. All parking areas shall be screened from view from all public streets.

3. All mechanical structures and appurtenances shall be screened as approved by the Development
Review Board.

4. Ali storage and refuse areas shall be screened as determined by the Development Review Board.
G. Access. All lots shall have frontage on and have vehicular access from a dedicated street, uniess a
secondary means of permanent vehicle access has been approved by the Development Review Board.
(Ord. No. 1840, § 1, 10-15-85; Ord. No. 2509, § 1, 6-1-93; Ord. No. 2818, § 1, 10-17-95)
Sec. 5.1105. Off-street parking.
The provisions of article IX shall apply.

Sec. 5.1106. Signs.

The provisions of article VIl shall apply.







PLANNING/DEVELOPMENT

ADDITIONAL. INFORMATION FOR CASE 6-ZN-2005

1.

DENSITY CONTINGENCIES. The approved density for each parcel may be decreased due to
drainage issues, topography, NAOS requirements, and other site planning concerns which will
need to be resolved at the time of preliminary plat or site plan approval. Appropriate design
solutions to these constraints may preclude achievement of the proposed units or density on any
or all parcels.

DEVELOPMENT CONTINGENCIES. The approved development program, including intensity,
may be changed due to drainage issues, topography, NAOS requirements, and other site
planning concerns which will need to be resolved at the time of preliminary plat or site plan
approval. Appropriate design solutions to these constraints may preclude achievement of the
proposed development program.

FINAL UNIT LOCATION. The specific location of each unit shall be subject to Development
Review Board approval.

DEVELOPMENT REVIEW BOARD. The City Council directs the Development Review Board's
attention to:

a. aplan indicating the treatment of washes and wash crossings,

b. wall design,

c. the type, height, design, and intensity of proposed lighting on the site, to ensure that it is
compatible with the adjacent use,

d. scenic corridors and buffered parkways,

e. improvement plans for common open space, common buildings and/or walls, and amenities
such as ramadas, landscape buffers on public and/or private property (back-of-curb to right-
of-way or access easement line included).

f. major stormwater management systems,

g. alterations to natural watercourses (all watercourses with a 100 year flow of 250 cfs to 749
cfs),

h. walls adjacent to Vista Corridors and NAOS tracts and corridors,

i. signage,

j-  Master Environmental Design Concept Plans.

REVEGETATION OF SCENIC CORRIDORS. The Development Review Board may approve
revegetation of the Scenic Corridors.

BOULDER AND ROCK OUTCROPS PROTECTION. The protection and maintenance of boulder
and rock outcrops shall be subject to Development Review Board approval.

NATIVE PLANT PRESERVATION. The owner shall secure a native plant permit as defined in
the Scottsdale Revised Code for each parcel. City staff will work with the owner to designate the
extent of the survey required within large areas of proposed undisturbed open space. Where
excess plant material is anticipated, those plants shall be offered to the public at no cost to the
owner in accordance with state law and permit procedure or may be offered for sale.

ENGINEERING

1.

RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE. The developer shall be
responsible for all improvements associated with the development or phase of the development

ATTACHMENT #6
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and/or required for access or service to the development or phase of the development.
improvements shall include, but not be limited to washes, storm drains, drainage structures,
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street
signs, and landscaping. The granting of zoning/use permit does not and shall not commit the city
to provide any of these improvements.

2. FEES. The construction of water and sewer facilities necessary to serve the site shall not be in-
lieu of those fees that are applicable at the time building permits are granted. Fees shall include,
but not be limited to the water development fee, water resources development fee, water
recharge fee, sewer development fee or development tax, water replenishment district charge,
pump tax, or any other water, sewer, or effluent fee.

3. STREET CONSTRUCTION STANDARDS. The streets for the site shall be designed and
constructed to the standards in the Design Standards and Policies Manual.

4. CITY CONTROL OF ACCESS. The city retains the right to modify or void access within city right-
of-way. The city’s responsibility to promote safe conditions for the traveling public takes
precedence over the stipulations above.




Kimley-Horn
and Associates, Inc.

&
March 23, 2005 Suite 300

7878 N. 16th Street
Phoenix, Arizona
85020

Mark E. George

Cielo Homes

5111 East Butler Drive

Paradise Valley, Arizona 85253

Re: NEC Alma School Parkway and Pinnacle Vista Drive
Traffic Statement - Scottsdale, Arizona

Dear Mr. George:

This analysis was completed to support the approval process of the proposed site
located on the northeast corner of Alma School Parkway and Pinnacle Vista
Drive in Scottsdale, Arizona. The site is currently zoned SR which allows for a
variety of different land uses. The analysis compares the trip generating potential
of the site assuming it was developed as offices to the currently proposed single-
family residential uses. The analysis also includes a queuing analysis for entering
and exiting queues to evaluate the potential for conflict between the site access
onto Alma School Road and the gated entrance.

The site currently zoned SR would allow for an office development with a gross
floor area of approximately 150,000 square feet. As proposed the site would be
developed with a 30 dwelling unit single-family residential development.

Trip Generation for the Possible Office Use

Using the trip rates provided in the Institute of Transportation Engineei‘s’ Trip
Generation, 7" Edition, the number of trips generated by the existing office
zoning is calculated and shown in Table 1. The general office land use was used

for this analysis (Land Use 710).

Table I — Trip Generation for Office Land Use

el - LT I . T . . AM Peak o PM Peak
| tandUse ' lcods| QU | UM | vot [T | ouwr [ Tell | n | out [ Tow
Generai Office 710 150,000/ SF 1,823 228 | 31 | 259 42 | 205 | 247
nerat Offi TE 7th Edition

Daily (ITE 710) Ln(T) = 0 77 x Ln{ 1000's of SF) + 3.85 50% In 50% Out

AM Pezk Hour (ITE710) Ln(T) = 0.80 x Ln( 1000's of SF) + 1.55 88% In 12% Out

PM Peak Hour (ITE 710) T = 1.12 x (1000's of SF) + 78.81 17% In 83% Out
|
TEL 602 944 5500
FAX 602 944 7423

6-ZN-2005
4-4-05
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and Associates, Inc.

As shown in Table 1, if developed as office the site has a trip generation
potential of 1,823 datly trips with 259 trips occurring in the AM peak hour and
247 trips occurring in the PM peak hour.

Trip Generation for the Proposed Residential Use

Using the trip rates provided in the Institute of Transportation Engineers’ Trip
Generation, 7" Edition, the number of trips expected to be generated by the
proposed residential development is calculated and shown in Table 2. The

residential development will consist of single-family homes (Land Use 210).

Table 2 —Trip Generation for Residential Development

! T FE Lo e T F Daity | AMPeak 1 PM Peak _ ]
. tand u.“ R -} Code Q"'"m" : ?""’- - Total [ [ -"Out - | Total [~ - T Out ] Total
Single-Family Detached Housing | 210 30{0u 343 8 | 22 | 30 23 | 13 | 38
Single-Family Detached Housing (ITE 7th Edition)
Daily (ITE 210) Ln(T) = 0.92 x Ln{number of DU's) + 2.71 50% In 50% Out
AM Peak Hour (ITE 210) T =070 x {nember of DU's) + 9.43 25% In 75% Qut
PM Peak Hour (ITE 210) Ln(T) = 0.90 x Ln{numbser of DUJ's) +0.53 63% In 37% Out

Table 2 shows that if developed with the proposed single-family homes the site
would generate a total of 343 daily trips with 30 of these trips occurring in the
AM peak hour and 36 occurring in the PM peak hour.

These calculations indicate that the proposed residential development will not
impact the surrounding roadway network as much as if the site were developed
with the office land use. The proposed residential development is expected to
generate approximately 81 percent fewer trips (1,480 fewer trips) on a daily basis
than the office. During the AM peak hour, the residential development will
generate approximately 82 percent fewer trips (229 fewer trips) and, during the
PM peak hour, it will generate approximately 85 percent fewer trips (211 fewer
trips) than the office would generate. As can be seen from the preceding
discussion, the traffic generated by the proposed residential site will not
significantly impact the surrounding roadway network, and will have
significantly less impact than the office land use.

Queuing Analysis for the Proposed Residential Zoning

To ensure that sufficient storage has been provided between the site access onto
Alma School Parkway and the gated access, a queuing analysis was completed
using the trip generation calculated for the proposed residential zoning. The
queue lengths for vehicles stopped at Alma School Parkway while leaving the
site and for vehicles stopped at the gated access while entering the site were
calculated using the method for unsignalized intersection storage calculation as
outlined in the AASHTO 4 Policy on Geometric Design of Highways and
Streets, 2001 on page 718. The equation used is shown as follows:




- Kim‘EY’Hom Mr. Mark George, March 23, 2005, Page 3
| ] and Assaciates, Inc,

Storage = [(V/60 minutes) x 2 minutes] x 25 ft/vehicle

Where:
V = vehicles per hour
25 ftiveh = Average Length of Vehicles

Using this equation the anticipated queue length for both entering and exiting
vehicles is 25 feet. In accordance with AASHTO guidelines it is recommended
that a minimum of 50 feet of storage be provided. Per City of Scottsdale
guidelines the gated access must be located a minimum of 75 feet from the Alma
School Parkway intersection. Based on the results of the analysis, sufficient
storage length of 75 feet has been provided to accommodate entering and exiting
queues between Alma School Parkway and the gated access.

If you have any questions, feel free to call me at (602) 944-5500.

Very truly yours,

KIMLEY- H/QKN AND ASS9C ES, INC.

R //%// 7/ ""%é\\. ,.

Michelle L. Meyer P.E.

MLM/dlc

K \-Traffici091895001 - Alma School Parkway & Pinnacle Vista\Repons\Trip Gen Comparison Letter 032205 doc
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Friday, March 04, 2005

Alan Ward Via Fax.: 480-312-7088
City of Scottsdale

7447 E. Indian School Rd.

Scottsdale, AZ 85251

RE:  Parcel “Q” at Troon North, #458-PA-03
Dear Mr. Ward,
This letter will serve as written notice of Cielo Homes’ Citizen Review Process Requirements for
case # 458-PA-03. We anticipate needing only one neighborhood open house, which will be
held on March 15 2005, at Troon Golf and Country Club, located at 10320 E. Dynamite
Boulevard , from 6:00-7:30 PM. Individual meetings, as well an additional Open House may be
added if necessary.
All neighbors within a 750’ radius will be notified by mail and by the placement of an early-
notification sign on the property. The sign should be up by late this afternoon, and a copy is
attached for your review. Ihave also attached a list of the property owners, as well as reference
maps.
If you have any questions, please call me at 602-390-1107.

- Sincerely,

o (e

Eric Gerster

ATTACHMENT #8
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AFFIDAVITOF POSTING
PUBLIC HEARING NOTICE

CASE NUMBER: L%SX - QA"' OE

PROJECT NAME:__(Quisana. by Ciclo Homes (el Q ot Tosus Motk)
LOCATION:_{JE- &MNM PIMA Sc st A V/M\Mfl’/f U3
SITE POSTING DATE____ > 5 oS

APPLICANT NAME:___ B¢ C GGers=R

SIGN COMPANY NAME: < CATSD ALY S/GY~ A -KAIA
PHONE NUMBER: 430 \Y¢ = #0DO

poéted as indicated by the Project Manager for
isted. Picture\s Of/Slte posting\s have been subm/tted /

Notary Public
# f
4 % dayor JA reh 2004

My commission expires _ 9 * L 2009

2%/ 5 Notary Public - Arizona /
% Maricopa County
My Comyn ire !

Return completed, notarized affidavit and pictures to Current Planning Services
at least 20 days prior to Planning Commission hearing.

Current Planning Services
7447 E. Indian School Road, Suite 105
Scottsdale, AZ 85251
480-312-7000
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CIELOHomes

Saturday, March 05, 2005

OWNER NAME:
ADDRESS:,

RE: Quisana by Cielo Homes
Parcel “Q” at Troon North
(City of Scottsdale Case # 458-PA-03)

Dear Neighboring Property Owner:

Cielo Homes has purchased Parcel “Q” at Troon North and is currently in the process of
attaining City of Scottsdale approval for the construction of a residential subdivision on
this site. A proposed site plan for this 13-acre property, located at the northeast corner of
Alma School Parkway and Pinnacle Vista Drive, has been attached for your review.

This parcel is currently zoned SR (Service Residential) and was originally planned to be
used as a commercial/office site. However, instead of office buildings or the high density
housing allowed under the S-R zoning, Cielo Homes has elected to build only 30 single-
family homes. Application will be made to the City Council for approval for the
subdivision site plan, and to the Development Review Board for specific design features.

Cielo Homes will present further details and information concerning this project at a
Community Open House which will be held on March 15" at the Troon North
Clubhouse from 6:00 — 7:30 PM. Public comment will be taken at this meeting.
Additionally, your comments can be submitted directly to Al Ward at the City of
Scottsdale (480-312-7067, award@scottsdaleaz.gov ), or to Eric Gerster representing
Cielo Homes (602-390-1107, egerster@pinnacleparadise.com ). Further project
information will also be available at www.scottsdaleaz.gov/projects/Projectsinprogress.

Sincerely,
CIELO HOMES

For Mark George




Quisana by Cielo Homes
(Parcel "Q" @ Troon North)
Case #458-PA-03

UTHWEST LAND CONSULTING, PC

P.0O. Box 17201 DATE:
Fountain Hills, AZ 85269 3/2005 PROPOSED SITE PLAN
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Friday, March 5, 2005

Mr. John Gordon, Superintendent
Cave Creek Unified School District 93
P.O. Box 426

Cave Creek, AZ 85311

Dear Sir:

This letter is being sent to you pursuant to City of Scottsdale Zoning Code (Ordinance No. 455),
Article 1., Administration and Procedures, Section 1.1500, Collaborative City and School
Planning.

Please be advised that we are applying for a City Council site plan approval which utilizes the
residential component of the City’s SR (Service Residential) zoning. SR zoning is the “lightest”
of all of the City’s commercial zonings, and allows for either single-story offices or residential
development. Although current zoning would allow residential development of nearly 90 units,
we have elected to seek site plan approval of a plan that would include only 30 single-family
residences.

Enclosed please find a location map and site plan, as well as the Determination Form required by
the City per the above-referenced Ordinance. I would like to schedule a meeting with you to
discuss our site plan proposal. I can be reached at 602-390-1107.

Sincerely,

Eric J. Gerster

Phone: 602-390-1107

FAX: 480-585-0643

E-mail: egerster@pinnacleparadise.com




PROJECT NAME:

C.0.8. CASE #

LOCATION:

APPLICANT:

AFFIDAVIT OF NOTIFICATION

Quisana by Cielo Homes (Parcel “Q” at Troon North)
458-PA-03
NE Corner of Alma School Parkway and Pinnacle Vista Road

Eric Gerster (Terrevolution, L.L.C.)

Applicant hereby confirms that letters were sent by First Class Mail to all property owners within a 750’ radius of
the subject property (Quisana by Cielo Homes) on March 5, 2005. A list of addressees is attached hereto as Exhibit
“A” and by reference incorporated herein In addition, notification was made by phone, electronic mail or in person
to the Troon North Association, The Rocks, and The Four Seasons at Troon North.

Notification included a prOJect summary, site plan, and an invitation to an open house to be held at the Troon North
Clubhouse on March 15®, 2005, from 6:00 to 7:30 PM.

Appficant Signature

Date

Acknowledged before me this 23rd day of March 2005.

My Commission Expires:

Aoy [ /)%ff/p

Notary ub'il

OFFICIAL SEAL
ROXY WOOD
NOTARY PUBLIC -Arizons
MARICOPA COUNTY
Ry G Expires Aug. 3, 2007

e s




~Eric Gerster

From: Scott Prickett [scott@mittelstaedt.com]
Sent: Wednesday, March 09, 2005 7:15 AM
To: award@scottsdaleaz.gov

Cc: Eric Gerster

Subject: 458-PA-03, Quisana by Cielo Homes

Al,

| live in Pinnacle Canyon Las Ventanas. | received a letter yesterday with notification of the community open house,
which I plan to attend. Please put me on the contact list for information/future action regarding this project.

It looks to me like there are at least 7 lots (14,15,16, 27,28,29,& 30) which need to be pulled off the rocky hillside. 2 more
(23 & 24) need to be moved off the hill out front. A denser approach, ala the Village at DC Ranch, will be a better solution
here, more in keeping with the historic Reatta Pass character. What is the opinion of the planning department?

Scott Prickett

27838 North 108th Way
Scottsdale, AZ 85262
480.419.1448

3/9/2005




Eric Gerster

From: Blake Zandbergen [golflyer@hotmail.com]
Sent: Thursday, March 10, 2005 11:57 AM

To: award@scottsdaleaz.gov

Cc: Eric Gerster

Subject: Parcel Q at Troon North

Dear Mr. Ward,

I live in Echo Ridge in Troon North and have received a letter from Cielo
Homes about their desire to build homes in parcel "g" here (case
#458-PA-03). I believe I'm in lot 177 in Echo Ridge and my back view is to
that property. I have a few concerns I hope will be answered at the meeting
here on 15 March, and I'm hoping if I get them to you now it will help.

First, I'm curious about the park or school plans for the adjoining city
property. They've done a lot of work on the wash through there (I'm still
looking at concrete pipe sections) and I've never understood how a park or
school would fit there. Is there a draft of options for the use of that
land and how would it be affected by this new construction by Cielo.

Second, I'm obviously worried about losing my view of Pinnacle Peak and the
beautiful rocky desert hill that seems to be right in the middle of the
cul-de-sac for lots 23 to 30 on the proposal. If homes are constructed on
the hill there, many of us paying for premium views lots here on East
Hedgehog Place will lose our view. It will also ruin a beautiful terrain
feature for us and any park or school constructed here. If they plan on
moving a lot of earth to build it will also destrcy the feature.

Lastly, we've already had many concerns here about noise from both Reatta
Pass and Greasewood Flat. I enjoy both of these establishments, and
although the sounds are loud some weekends, I'd hate to see anything happen
to them. If homes are constructed here, which is much closer to these
businesses, I only see a further threat to these icons. There will
undoubtedly be noise complaints. If the property is kept for commercial use
I don't see this problem because the music is in the evening and weekends.

I've had concerns about the use of the property behind my home since moving
here. TIt's beautiful and full of wildlife. 1I've been very pleased with how
the fire station was handled and been satisfied with the wash construction.
I hope there is a plan for a park or school and it can be shown to work in
concert with any use of parcel "g". 1 appreciate your looking out for the
interests of the area residents and businesses and hope you take all these
views into consideration as far as the development if these parcels.

Thanks,

Blake Zandbergen
11093 E Hedgehog P1
Scottsdale, AZ 85262




‘Eric Gerster

From: Sonoran@aol.com

Sent:  Friday, March 11, 2005 8:13 AM

To: Eric Gerster

Cc: Lwhitehead@cox.net

Subject: Re: Future Development plans for Troon North

Eric:

You will be holding a neighborhood meeting this Tuesday. One of us will probably attend and we can then discuss if a
meeting, as you proposed, is appropriate. Assumedly, you will have enough information at the neighborhood meeting
so we can get a good idea of what you have in mind.

Bob

3/11/2005




" Eric Gerster

From: George Romanowski [gmroman@cox.net]
Sent: Monday, March 14, 2005 5:31 PM

To: Eric Gerster

Cc: award@scottsdaleaz.gov

Subject: Parcel "Q" at Troon North

Eric Gerster

| received your letter regarding the proposed building of 30 single family homes
at the northeast corner of Aima School Parkway and Pinnacle Vista Drive.

| live in the Echo Ridge Il sub division in close proximity to Parcel "Q".

| welcome the construction of homes in this area and wish you good luck.

Sincerely,

George Romanowski
11096 East Hedgehog Place

gmroman@cox.net

3/14/2005




"Eric Gerster

From: Ward, Al [award@scottsdaleaz.gov]
Sent: Tuesday, March 15, 2005 2:55 PM
To: Eric Gerster; Hadder, Don

Subject: Pcl Q.

Eric,

I received a call from an upset neighbor in Lot 11 west of Alma School
saying the development would ruin her view. She was promised when buying
her lot that the rocks on Pcl Q. would never be developed. I told her that
the hill top will be maintained as COS, but she said she and her neighbors
would never agree to the development. she'll send me a fax stating same.
Will advise when it arrives. FYI.

Al




“Eric Gerster

From: Scott Lorentzen [slorentzen7 1@cox.net]

Sent:  Wednesday, March 16, 2005 11:22 AM

To: Eric Gerster

Cc: 'Mark George'

Subject: Concerned Citizen? <= c4e /224 € Lt /7

Eric,

| received a call from an owner in Echo Ridge about Quisana. She is in the process of building a new house and | got the
impression that she was using this subdivision as a gauge for how much her house would sell for in Echo Ridge? | do not
see her being a problem with the development of this site as she seemed very impressed with the product that will be
constructed. Her name is Cheryl Clarkin and she did not tell me her address (11140 East Hedgehog Place, from the
County Assessors Maps, the beauty of technology) but she can be reached at 480-473-8507 (home), 480-251-0905
(cell). If you have any questions let me know.

Thanks,

Scott Lorentzen, P.E.

Southwest Land Consulting, P.C.
P.0O. Box 17201

Fountain Hills, AZ 85269-7201
Cell: (602) 291-9288

Fax: (480) 563-8221
slorentzen71@cox.net

3/16/2005







Notes by Eric Gerster
Noting phone conversations and other contacts made with adjacent property owners.

Received a voice mail message from August Sansone — Echo Ridge Lot 171, who resides in
Illinois. His questions regarded the size and price range of the homes that Cielo Homes would be
marketing. I returned his call March 16™, and left a message to answer his questions.

Received a voice mail message from Mark Siffert — Pinnacle Canyon Las Ventanas, Lot 32,
27825 N. 108" Way, questioning the sizes of the homes which would be built and the pricing and
time of construction. Returned his call and spoke to Mr. Siffert on the evening of March 16" and
answered his questions. At the end of the conversation he remarked that he thought the project
would be good for property values and the neighborhood.

Left phone message with Steve Rosen, General Manager of The Rocks, the fractional ownership
property across the street from Parcel Q. He returned my call and we spoke about the details of
the project. He liked what we had planned, but wanted to discuss it with his property owners. I
forwarded him a site plan and a brief description of the project, and he told me he would get back
to me with any comments they might have.

Called and left a message with Tom Kelly, General Manager of the Four Seasons resort
describing our project and the purpose of my call. My message was not returned.

Sent letters describing the Parcel Q project to both the partnership and trust owned or operated by
the Cavalliere family. I received no response.




Al Ward phoned and left a message that he received a call from a Klaus Liedtke in Echo
Ridge (Lot 181) to the north of Parcel Q. Mr. Liedtke expressed concern that building on
proposed lots 26,27, and 28 will obscure his view of the hillside to the south of his

property.




- Eric Gerster

From: Ward, Al [award@scottsdaleaz.gov]

Sent:  Sunday, March 20, 2005 8:35 AM

To: Eric Gerster

Subject: FW: Quisana by Cielo Homes 458-PA-03, Pcl. Q.

Erik,

FYIl

Al

----- Original Message-----

From: Ward, Al

Sent: Sunday, March 20, 2005 8:32 AM

To: 'Sonoran@aol.com'; Hadder, Don

Subject: RE: Quisana by Cielo Homes 458-PA-03, Pcl. Q.

Bob,

Hello, thank you for your questions on this pre-application. | hope to clarify the matter of how this project is being
reviewed with the following information. Also, Don Hadder will be able provide additional background information upon
his return from vacation.

Section 6.1023 of the Zoning Ordinance provides that an applicant may elect to develop under the former Hillside
Ordinance, where development approvals were granted to the project prior to Feb. 1991, the time the ESL provisions
come into effect. Where this occurs, they may choose to developed according to the original Hillside District requlations
and development standards in effect at the time the development approval was given. Development approval is stated
in the Ordinance to apply to approvals granted for among other things, a rezoning application. The 13 ac. Pcl. Q was
approved as part of the Troon North master planned.community zoning case with S-R (Service Residential) District
zoning in the 1880's prior to adoption of ESLO. A stipulation of the Troon master plan requires commercial sites to
return to Council for site plan review and approval. Since the S-R District permits professional office and

service use the commercial requirement applies, although the proposed development is for residential purposes which
is also permitted in the district.

Section 6.1024 of the Ordinance also provides that although these previously approved development projects may elect
to develop under the original Hillside Ordinance and approved development standards, the intent of the regulation

is that the projects be brought into compliance with the ESL regulations as closely as possible without creating undue
hardship on the owner. Staff will incorporate these requirements into the review of the case.

Al Ward
Senior Planner

----- Original Message-----

From: Sonoran@aol.com [mailto:Sonoran@aol.com]
Sent: Wednesday, March 16, 2005 10:12 AM

To: award@scottsdaleaz.gov

Subject: Quisana by Cielo Homes 458-PA-03

Alan:

We met with the developer Mark George and Troon North representative Eric Gerster at a neighborhood
outreach meeting last evening. We were told that they will rely on site plan conditions that were approved some
time ago under the Hiliside Conservation ordinance and would not be bound by the current ESLO requirements
for a new site plan to be submitted later this month.

Question: Has the city confirmed this premise to the developer? If so, please explain why. If it was confirmed in
writing we would like a copy of whatever documentation was created for this purpose and, if so, please fax it to
585-4562.

To fully evaluate the project, it will be necessary to understand the basis and process for the new site plan that

3/21/2005




will be ultimately submitted to the CC for approval.
Thank you for your help.

Bob Vairo, President
Coalition of Pinnacle Peak, Inc.

3/21/2005
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PUBLIC INPUT SUMMARY

A summarization of comments, issues concerns and problems noted during the public process for:
QUISANA BY CIELO HOMES
(PARCEL “Q” AT TROON NORTH)
CASE #: 459-PA-03

Summary:

The comments (as attached) can be summarized into the following topics:

Move homes off hillside

Increase the density.

A. Protect the historic character/architecture of Reatta Pass/Greasewood
Decrease the density.

Ensure correct fit and incorporation with future park site

Preserve desert and desert views

Make future buyers aware of Reatta Pass music/noise

A. Assure continued operation of these businesses

7. Will price/size/quality of new homes be a good fit in the current area market?
8. Isn’t property commercial/Can homes be built?
9.
1

N —

v AW

Should property conform to Hillside Ordinance or ESLO?
0. When will construction start and pre-sales begin?

Mitigation:

These issues are under consideration, and the developers comments and mitigation are further detailed
as follows:

Hillside Construction:;

This property is part of the Troon North masterplan, and as such falls under the guidelines and
stipulations of that zoning case. (The most recent rezoning was case 43-ZN-94.) After the creation of
the Environmentally Sensitive Lands Ordinance, the developers of Troon North were given the option
of continuing under the grandfathered Hillside Ordinance, which they did. All subsequent and recent
developments within Troon North have followed the Hillside Ordinance.

This specific project, like others in Troon North will ask for a final adjustment of the Hillside
Conservation Area and the site plan approval of homes around the base of this preserved area. After
two field walks with members of City staff, we have used our best efforts to preserve those areas of the
hill that are still in their natural state. We will also try to keep the roof peaks below the top of the
hillside through the use of careful lot layout. However, this does not mean that the majority of the
hillside will not become an amenity for those who will live adjacent to it, and that large portions of the
hillside will be obscured by the homes built around it. However, those living to the north in Echo
Ridge will still see the natural portion of the hill that remains within a City park site, and those to the
west will see a large portion of the hillside because of the steepness of the slopes.




Density:

Cielo Homes, the current owner of this parcel, has worked diligently to make the density of the project
as low as possible while still trying to achieve fair use of the property. While the current Service-
Residential zoning allows for a density of about 90 units, it did not make sense to develop this property
(considering the terrain restrictions) at anything greater than about 60 units. This would have required
a multi-family community which would have been incompatible with the surrounding subdivisions.
Therefore, in an attempt to interpret and accommodate the needs of the neighborhood, initial
development looked at town homes or duplexes (of approximately 40 units) which would maximize
the units per acre while still fitting in with adjacent developments such as the Four Seasons Resort and
The Rocks.

When Cielo Homes purchased the property, the project emphasis was changed to a community of
single-family homes more in line with the Troon North communities of Echo Ridge and Pinnacle
Canyon Las Ventanas. As a result, the current site plan limits the number of homes to only 30 units on
a net acreage (not including an extensive Hillside Conservation area) of just over eleven acres (2.64
d.u./acre). If built as designed, Quisana will be less dense than the two neighboring subdivisions
within Troon North. (Echo Ridge, to the north, is 3.02 d.u./acre, and Pinnacle Canyon Las Ventanas is
3.03 d.u/acre.)

Cielo Homes has worked diligently to create a subdivision that fit within its neighborhood and
matched the densities to the surrounding properties. Most of this work took place prior to public open
house, and as such is not immediately obvious to the neighbors. We believe that the subdivision, as
designed represents the density that fits best for the terrain and the neighborhood.

Surrounding Businesses:

The surrounding businesses are so close that they will be readily apparent to buyers. Additionally,
these homes will be build-to-suits, and potential owners will make several trips to the property in order
to plan the floor plans of their new homes. At no time will Cielo Homes attempt to hide the activities
or presence of these businesses from its buyers. The continuing operation of these businesses will be
left to the City of Scottsdale.

We do not believe that the historical significance of the architecture is an issue since building on the
site follows design styles concurrent with the date of construction and runs the gamut from 1940 to
1990. Also, this issue was not a concern for the DR approvals of The Four Seasons, The Rocks, or the
Rural Metro Fire Station.

Park Site Compatibility:

We have worked closely with Gary Meyer of the City’s Parks Department to make sure that the
location of the homes is compatible with the future park entry drive and open space areas. We have
also discussed the addition of a widened entry for landscaping and monument location.

Preservation:

A wash which runs through the property will be preserved in its natural state except for a section of
about 400 feet. A scenic buffer of 1,060 feet runs along the west side of the property along Alma
School Parkway that has an average width of 40 feet.




Price/Construction:

Residents were informed of the projected size and costs of the future homes. Three sizes will be
offered; 2700, 3000 and 3300 square feet. Prices will start somewhere around $800,000.00. Without
significant delays in the approval process, subdivision construction should begin in the late fall of
2005. Prices are significantly higher than re-sales within the adjacent neighborhoods, but niche nicely
between those homes and the more expensive custom homes.

Zoning:

The property is zoned S-R (H.D./H.C.). While normally seen as a commercial zoning, S-R does have a
residential component. It is interesting to note that a commercial site with a FAR of .25 (as required
by Zoning Case 43-ZN-94) would build a total square footage of 123,542 square feet. By comparison,
if all 30 of the homes in this preliminary site plan were built at the largest size (3,300 square feet), the
total square footage would be only 99,000 square feet. The trip generation study prepared for this
project indicates that a residential use of this property dramatically decreases the amount of traffic
compared to a likely commercial density.







McClay, Doris
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From: Ward, Al

Sent:  Tuesday, March 15, 2005 7:46 AM
To: '‘George Romanowski'; McClay, Doris
Subject: RE: Parcel "Q" at Troon North

Mr.. Romanowski,

Thank you for your e-mail. A copy of this will be placed in the file.
Al Ward

Planner

From: George Romanowski [mailto:gmroman@cox.net]
Sent: Monday, March 14, 2005 5:33 PM

To: award@scottsdaleaz.gov

Subject: Fw: Parcel "Q" at Troon North

----- Original Message -----

From: George Romanowski

To: egerster@pinnacleparadise.com
Cc: award@scottsdaleaz.gov

Sent: Monday, March 14, 2005 5:31 PM
Subject: Parcel "Q" at Troon North

Eric Gerster

I received your letter regarding the proposed building of 30 single family homes
at the northeast corner of Aima School Parkway and Pinnacie Vista Drive.

llive in the Echo Ridge !l sub division in close proximity to Parcel "Q".

| welcome the construction of homes in this area and wish you good luck.

Sincerely,

George Romanowski
11096 East Hedgehog Place

gmroman@cox.net

04/05/2005
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27771 N. 108" Way
Scottsdale, AZ 85262
April 11, 2005

Al Ward , Senior Planner

City of Scottsdale

7447 East Indian School Road
Scottsdale, AZ 85251

Mr. Ward:

| am vehemently opposed to the proposed development of Quisana by Cielo
Homes in parcel ‘Q" at Troon North (City of Scottsdale Case # 458-PA-03).

When | purchased my home in Pinnacle Canyon, a significant factor to my
decision was the plan for the northeast corner of Alma School Parkway and
Pinnacle Vista Drive to become a public park. This beautiful, unique land makes
north Scottsdale exceptionally desirable. When the City does not honor its word,
purchasing property there becomes riskier and is no longer a valuable
investment.

I urge you to preserve this area as was previously committed. The City’s future
lies in the property values of every citizen.

Respectfull){,.—;”/

e NS )
R _l/w
R -

| Mar:yEﬂls I

C: Eric Gerster, Cielo Homes
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McClay, Doris

From: Ward, Al

Sent: Tuesday, April 12, 2005 8:43 AM

To: McClay, Doris

Subject: FW: Quisana Parce! "Q" at Troon North

Daris, Please place a copy in the case folder.

From: Eric Gerster [mailto:egerster@pinnacleparadise.com]
Sent: Monday, April 11, 2005 6:55 PM

To: Mary Ellis

Cc: award@scottsdaleaz.gov

Subject: RE: Quisana Parcel "Q" at Troon North

Dear Ms. Ellis:

| can understand your frustration at having new construction occur so close to your home, especially when you
thought that the property in question would be preserved or developed as a park site.

| feel, however, that some of your information may be somewhat inaccurate. There are two separate parcels of
land across Alma School from your home. One is a City of Scottsdale future park site, and the other is a light
commercial (service-residential) property which has gone by the name of Parcel "Q". Bath sites were part of the
original masterplan zoning approved by the City of Scottsdale in March of 1986, and they have always remained a
part of our masterplan through all subsequent rezonings. (For reference, the north/south boundary line between
these two properties splits the parking lot driveway for the existing fire station.) Parcel "Q" has always been at the
southern boundary of Troon North in order to provide a less intense, commercial buffer between the Reatta Pass
Steakhouse property and the Troon North residences.

Your home, on Lot 24 of Pinnacle Canyon Las Ventanas, is just to the north of Parcel "Q's" northern property

line. Although you would see some construction from your back yard, it would be to the south, and not directly
across the street. New construction closest to your home would be mitigated by the landscaping and revegetation
of the old Alma School right-of-way just to the south of the fire station.

My records of the community open house held for this project indicate that you did not attend (although ! believe
that not everyone signed the attendance sheets). If you would like, | could meet with you to show you our context
aerials for the site to help you better understand our plans. | have an office at the corner of Dynamite and Aima
School, and | can be reached at 602-390-1107.

Sincerely,

Eric Gerster
From: Mary Ellis [mailto:mary_ellis@choicehotels.com]
Sent: Monday, April 11, 2005 4:52 PM

To: Eric Gerster
Subject: Quisana Parcel "Q" at Troon North

Mr. Gerster:

Attached is a copy of my feedback to Al Ward regarding Cielo Homes' project Quisana.

Mary Ellis

04/12/2005




Bob,

We're looking into what the hand written note is alt about. | am not aware of any thing changing in
this case. In my e-mail | noted;

"Section 6.1024 of the Ordinance also provides that although these previously approved
development projects may elect to develop under the original Hillside Ordinance and approved
development standards, the intent of the regulation is that the projects be brought into compliance
with the ESL regulations as closely as possible without creating undue hardship on the owner.
Staff will incorporate these requirements into the review of the case.”

| think that although an eligible property may develop under the Hillside Ordinance, it is certainly
encouraged to conform to the latest version of ESLO wherever possible and to the extent that is
possible, or as the Ordinance says "as closely as reasonably possible without creating an undue
hardship on the owner." In other words, the applicant is strongly encouraged but not forced, to
comply with ESLO because the project is exempted and previously approved to develop under
the Hillside Ordinance. Hope this explanation helps you. 1f Don Hadder has any further
information, perhaps he will advise.

I'l advise if | find anything out about the fax you mentioned.

Thank you for your inquiry,

Al Ward

From: Sonoran@aol.com [mailto:Sonoran@aol.com]
Sent: Monday, April 18, 2005 11:57 AM

To: award@scottsdaleaz.gov

Subject: Quisana by Cielo Homes 458-PA-03

Alan:

Please refer to your email of 3/23/05. | just got a copy of a one page, handwritten, One
Stop Shop form that, among other things, says "The proposed site plan will follow the
existing Hillside Ordinance requirements and conditions, and the developer will not elect
to convert to the Environmental Sensitive Land Ordinance." It's not signed and it was
faxed to me without any indication of who sent it along.

The statement conflicts with the last paragraph of your email: My question is whether or
not anything has changed? | also wondered if you had even seen the form and statement
cited above.

Bob Vairo

Bob,

Hello, thank you for your questions on this pre-application. 1 hope to clarify the matter of how this
project is being reviewed with the following information. Also, Don Hadder will be able provide
additional background information upon his return from vacation.

Section 6.1023 of the Zoning Ordinance provides that an applicant may elect to develop under
the former Hillside Ordinance, where development approvals were granted to the project prior to
Feb. 1991, the time the ESL provisions come into effect. Where this occurs, they may choose




to developed according to the original Hillside District regulations and development standards in
effect at the time the development approval was given. Development approval is stated in the
Ordinance to apply to approvals granted for among other things, a rezoning application. The 13
ac. Pcl. Q was approved as part of the Troon North master planned community zoning case with
S-R (Service Residential) District zoning in the 1980's prior to adoption of ESLO. A stipulation of
the Troon master plan requires commercial sites to return to Council for site plan review and
approval. Since the S-R District permits professional office and service use the commercial
requirement applies, although the proposed development is for residential purposes which is also
permitted in the district.

Section 6.1024 of the Ordinance also provides that although these previously approved
development projects may elect to develop under the original Hillside Ordinance and approved
development standards, the intent of the regulation is that the projects be brought into compliance
with the ESL regulations as ciosely as possible without creating undue hardship on the owner.
Staff will incorporate these requirements into the review of the case.

Al Ward
Senior Planner

From: Sonoran@aol.com [mailto:Sonoran@aol.com]
Sent: Wednesday, March 16, 2005 10:12 AM

To: award@scottsdaleaz.gov

Subject: Quisana by Cielo Homes 458-PA-03

Alan:

We met with the developer Mark George and Troon North representative Eric Gerster at
a neighborhood outreach meeting last evening. We were told that they will rely on site
plan conditions that were approved some time ago under the Hiliside Conservation
ordinance and would not be bound by the current ESLO requirements for a new site plan
to be submitted later this month.

Question: Has the city confirmed this premise to the developer? If so, please explain why.
If it was confirmed in writing we would like a copy of whatever documentation was
created for this purpose and, if so, please fax it to 585-4562.

To fully evaluate the project, it will be necessary to understand the basis and process for
the new site plan that will be uitimately submitted to the CC for approval.

Thank you for your help.

Bob Vairo, President



Coalition of Pinnacle Peak, Inc.
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McClay, Doris

From: Ward, Al

Sent:  Wednesday, April 27, 2005 10:53 AM
To: McClay, Doris

Subject: FW: Quisana by Cielo Homes 453-PA-03

Please place in the 6-ZN-2005 case folder.

-—-0Original Message-----

From: KLAUSLIEDTKE [mailto:klausliedtke@email.msn.com]
Sent: Wednesday, April 27, 2005 10:49 AM

To: award@scottsdaleaz.gov

Subject: Re: Quisana by Cielo Homes 459-PA-03

Alan,

As you know from our previous conversation I am very concerned about the preservation of sightlines to the hill south of
Echo Ridge and west of Alma School Road. It is a major feature in the proposed future park in Troon North.

After reviewing the developer's Public Input Summary my concerns are even stronger. In this report the developer states, in
part, in the "Hillside Construction" paragraph ..."we have used our best efforts to preserve those areas of the hill that are still
in their natural state. We will also try to keep the roof peaks below the top of the hillside through use of careful lot
layout....However, those living to the north in Echo Ridge will see a large portion of the hill that remains within the City park
site, and those to the west will see a large portion of the hillside because of the steepness of the slopes".

In other words, one half of the hill will be cut away to accommodate building on Lots 25,26,27,28,29,30 and only part of the
remaining half of the hilltop will be visible from the west. Not only will the neighbors' desert views from the north and west
be severely restricted, but also a main amenity of the future park will be adversely impacted. This is a far different approach
than was stated in the initial public briefing; namely, that the top of the hill would be visible and computer generated sight
lines would be made available for review and assurance.

Based on the information to date, it is difficult to see how the project will comply with the precedent taking ESLO provisions
or the predecessor Hillside Ordinance. Should you have any information to ease my concerns, please let me know.

Thank you for your help.

Klaus Liedtke
11061 E. Hedgehog Place

04/27/2005
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McClay, Doris

From: Ward, Al
Sent:  Monday, May 16, 2005 11:42 AM

To:

‘Mary Ellis'; McClay, Doris

Subject: RE: Troon North Parcel "Q" - Case #458-PA-03

Mary,

Thank your for your comments on this case. A copy of these will be placed in the case folder of this file.
Al Ward

From: Mary Ellis [mailto:mary_ellis@choicehotels.com]
Sent: Monday, May 16, 2005 11:29 AM

To: award@scottsdaleaz.gov

Cc: egerster@pinnacleparadise.com

Subject: Troon North Parcel "Q" - Case #458-PA-03

Mr. Al Ward:

Thank you for returning my phone call so quickly.

As we discussed, the following is my concern with the development of Troon North Parcel *Q":
DECLINING HOME VALUES

The deveiopment of this parcel will have a direct, negative impact on the values of the homes in Pinnacle
Canyon located along Alma School Parkway. We homeowners chose to live here and made significant
investments in our homes due to the value of the existing, unspoiled vistas adjacent to and in line with
Parcel "Q". These views directly contribute to the values of these homes, balancing the negative affects of
the street noise, and the fire station and communications tower. Developing Parcel "Q" will remove the
direct view of the rocky, saguaro laced ridge and will obscure Troon Mountain. This eliminates the only
reason to invest in Scottsdale land prices and Pinnacle Canyon and Troon North fees for these homes.
Understanding this, all but three of the original homeowners have sold their homes or are in the process of
doing so.

SOLUTION

The solution | urge the City to pursue is for the City of Scottsdale to purchase Parcel "Q" from the current
owner and annex the land to the planned park adjacent to it. As you know, the City continually
purchases land to preserve the beauty of the area in acknowledgement of the unique and irreplaceable
qualities of Scottsdale. There is ample land north and east of this parcel that could be alternatively
developed with town homes of equal value without directly degrading the investment of other homeowners
and congesting the Troon North area. This would be the highest and best use for that parcel of land!

Piease demonstrate the City's respect for homeowners and the land by choosing this solution which allow
both types of investors in this matter to succeed.

Thank you for your attention to this matter and my interest in it.

Mary Ellis

05/16/2005
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27771 N. 108th Way
Scottsdale, AZ 85262
480-575-5693

05/16/2005




May 11, 2005

Mr. Mark E. George
Cielo Homes

5111 E. Butler Dr.
Paradise Valley, AZ
85253

RE: Quisana by Cielo Homes (Parcel Q at Troon North) — Case # 459-PA-03
Dear Mr. George:

We recently attended the open house communication session where you and Mr. Gerster
shared with our fellow Echo Ridge residents the plans you have for developing the land
immediately south of our home. In fact, our home looks directly over the wash (that is
adjacent to the fire station) to the hillside that forms the boundary between your property
and the planned City park.

Given that we could have had some sort of commercial plaza at that comer, we fully
support the creation of the proposed single-family community. We believe that your
plans fit in beautifully with the natural desert surroundings and that the very low density
is to our benefit - both in that it will leave a portion of the hillside open and remain very
sensitive to the existing desert-scape. Further we think that the design compliments the
near-by communities and will do nothing but enhance the quality and price level of
existing homes.

We wish you tremendous success with this development.
Yours truly,

Michael and Susann Poggioli

11159 E. Hedgehog Place

Scottsdale, AZ 85262
(480) 699 2770
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Ward, Al

From: KLAUSLIEDTKE [klausliedtke@email.msn.com]
Sent: Friday, June 03, 2005 11:31 AM

To: award@scottsdaleaz.gov

Subject: Troon North Parcel Q

Al,

I can't tell you how disappointed I am in the lack of support for an entirely workable compromise with the developer and one
that would contribute to a more integrated approach to development in the Troon North area. Therefore, I need to reiterate
my concerns.

1. The proposed HC line in the revised plan as opposed to the existing HC line makes it EASIER for the development to
carve into the hillside to accommodate construction of unit 29 and therefore location of units 28, 27, and 26. These are

the very units that create the sightline/view problems for Echo Ridge.

2. By allowing the departure from the original HC line it brings the future park entrance very close to the proposed new
development and forces it to bend toward Echo Ridge. I'm sure that the new occupants will complain and request a relocation
of the entrance to the detriment of Echo Ridge.

The overall result is that it unnecessarily adds to the trend of current residents being disadvantaged. First the delay in
construction of the park, then the impacts from the location of the Fire Station followed by its unsightly communication's
tower, and now obstruction of views and a park entrance that will create additional future problems.

Please take another look at this.

Klaus

06/03/2005




6# LNJWHOVLLV

aole ON uoo.
G00Z-NZ-9 O [924ed YJON 1

uoljeId0SSY YLION UOOI ] «

YMON Uoo. |

Je seuejua A sk UoAUR) ajdeuUUIld «
uoleIo0Ssy

slaumoawoH uoAue) sjoeuuld e
uoneIoossy

SI9UMOBWOH YLION U0O0J] 1B AA |[92Jed .
uoleIo0ssy sioumQ Auadold Lasaq »
solled poa)salalu| «

"SUGIJEJIHJON [EUCHIPPY

}99J-0G 2 UIYM sajuadoud

Arepunog 3jiS

‘puobo depy

depy uopoajag isiq Buljiely — suonesijoN ANo




[P o oo SOEIRET5 DRE b e BRI o031 = § Mo I P | Bamanoors

YNVBINO
NY'1d 3LS AHYNINMIZHd

S22-9% (o} x4
gLz izodd  Od 'ONILTNSNOD ANV LSIMHINOS
{8758 SO "WIH Uunoy *
1L kog 0'd

OlL# LNIWHOVLLV

LNIWISYI YIMIS ES
10HISI0 IISTIH a-
SONYT JALISNIS ATIVLNINNOGIANT 53

ANIN3SVI NDL¥ANISNOD 3A5TIH o

ANINISYI 30VOS N3O VIRV TRNLYN

o u

SNIgvy
AVHL S0 LHOY ny
LNIWISYE IDvNIvaD =
ANINISYI §5390¢ TDIHIA AONIGHING EVRE]

EOELES]

MOVALIS IOVHYD
AIVELIS IS
OVEIIS ¥vie
SHIVELIS 1NONd
SLLENTO

N sC_¥3ann

$TH G300

B4N0 40 HIVE WOX4 B!
S3ISNOH NIZMIIE MM DL 1e3XT S

v34Y 107 55049
32¥dS N3O INQUA QICIOHd
30%dS N340 INOMI U3eiNG3x

SOVN AUISI40 U300
93A3Y
IYHALYN
SOVN ALISNO J30W04d
SOWN 039IN03s

“mummm
av 6¢1 ©J'S 9225

v+ S TEVhS=(%2 1) (v v 13N
Qv 06 A5 S9E

I¥ GIT IS 89rI=(%06).(v3¥

v Q0% "4S 108'LL1=(%30) ¥Ry L]

WONIXTA | SLHII3H ONIDTINg

43 6aCT VAT NYTH00TS ANRIXYM

4S 76L°Z IV NTSH00TS WOMININ

£o-vs-B5Y EES NI

(aH) 1S3 ¥-5 ONINDZ

'Y1va 103roud

HIW

3HL 40 £ 39¥4 'ZIE %OOH NI U38¥IS3IT SV FIMCN NOONL 1Y 0. T3ouvd
‘NOILJIMOS330 Tvo31

“3d NIZINFYOT LLOJS. GLOYINDD
\228—595 (URY) x4

2926~ .62

\0z. -63758 Zv

*HIAINIONT TIAID

IOHDID NAYW 3 KD
0980-8E5 (09%) vz

5296199 (08¥) “INO~c

£5250 VNOZIY A3TIVA 35Qvav
INNT ¥ILNE ISV3
SINOH_ 01310

-H3d0T13A30

dVIA ALINIDIA

Gv08  XvAOr

,08=,1 31935

NOILONYLSNOD - —
d0Od LON OL# LNIWHOVLLV

AUYNINII3Nd [Coe—— —]

IVSL_00S 40 ALD
LIS GOHIS/ Mevd

ONY Y9 ML 40 LS¥3 G 3ONVY HLHON

1-20G-28-51Z
153 2-2
£-200-08-312 ATV A:430Me SV VIYIE 3 ¥ ©
183 22 <
WIFWAYD 304039 S
o .
= T

/ ‘ga
|

{350dENa~ILI0A)
WFH TZAYHS 30W 9

XYN B N
¥3:478 ONIDS

\ Loy

N7 W 035QdDYd
EARI I WS

b owsaon oy

- !
ENEFEEES

R -

Wt

‘e
. I
UA [
f

M-ZO0-18-5IZ
(@) 163 5-0

SN%Td TYNIS KD TYTRY A
4 % 50 500 ¥3d Sv G0Nk
38 0L ONidiMlS Q360208

SNYTe
TN ND NWCAS 38 0L
NOLY2DT §53D0V
Savd ¥O4 LS
NVI8153030 J350d0xe

SNYId TeRLd
NG NMORS 38 OL
NOWYD0) x08
XON» 0350404

INIRISV3
| ss3sy wevd _
ALS 035008d

(3S0a¥Ng-ILINH)
ST WE TEAvED 30M L8

YNOZI¥Y ALNNDD YAOOINYN ‘NYIQIIN ONY 35YB ¥l LIVS
A HSNMCL 'CE NOUD3S 40 NOU¥Od ¥

VNOZIHV ‘3TvAaSL1100S
YNVSINO
HO4

NV7d J1IS AHVYNINITIH e




APPENDIX B—BASIC ZONING ORDINANCE § 6.804

. shall be subordinate to the requ;irements approved, . .

as part of the P4 overlay.
(Ord. No. 1900, § 1, 7-15-86)

[Secs. 6.700 through 6.706 deleted by Ordinance
No. 1585].

Séc. 6.800._(HC or HD) hillside district.

Sec. 6.801. Purpose.

The purpose of this district is to conserve moun-
tains and protect their surrounding hillsides. The
hillside district is intended to:

A. Preserve the natural character and aesthetic

value of mountains.

B. Protect people and property ﬁ-pm hazard-
ous conditions particular to mountains and
hillsides.

C. Accommodate development on the hillsides

while protecting the area’s natural charae-
ter, resources and aesthetic value.

D. Encourage innovative hillside development
by allowing the flexibility necessary to
produce unique, envu-onmenta.lly sensitive
projects.

E. Minimize hillside disturbance and problems
such as construction scars, erosion, increased
runoff and downstream flood hazards.

F. Minimize the costs to the city of providing
public services and facilities to developable
hillside areas and prevent development where
public services and facilities cannot be fea-
sibly provided. 2

Sec. 6.802. Definitions.

A. The hillside district shall include mountains
and the surrounding hillsides. This district shall
be superimposed over all other underlying zoning
districts. The hillside district shall contain two (2)
major parts: The mountains shall be designated
as "hillside conservation area (HC)” and the sur-

Tounding hillsides as “hillside development area

(HD).” These two¢ (2) areas shall be separated by a
“no-development” line.

B. Within the hillside conservation area {HC)
the land shall be set aside for the conservation of
permanent natural open space. :

*C. The hillside development area (HD) is es-

"tablished to protect the hillsides while accommo-

dating development, subject to the special provi-
sions and standards of this district.

Sec. 6.803. Approvals required.

No structure or building shall be built or re-
modeled upon land in the hillside district until:

A. Zoning has been approved for any proposed
development which may achieve the higher
densities made available through dens1ty
credit transfer.

B. Development review board approval has been
obtained as outlined in article 1, section
1.400 and in conformance with the provi-
sions of section 6.806 of this district, except
that single family detached units shall re-
quire approval as outlined in “C” below.

C. Site development approval has been obtained
for all single-family detached dwelling units.
Site development shall be approved by plan-
ning as delegated by the development re-
view board, and shall consider only those
criteria in section 6.807 of this district. Site
development approval administration shall
be the same as that outlined in article I,
section 1.405. The planning department’s
decision may be appealed to the develop-
ment review board.

Sec. 6.804. “No development” line determi-
nation.

A. The initial location of the *no development”
line shall be determined by the occurrence of any
one (1) of the following conditions that define the
rmountains: .

1. Unstable slopes subject to boulder rolling,
rockfalls, landslides;

2. Beedrock areas;
Slopes of fifteen (15)-percent or greater;

4. Shallow, rocky mountam soils subject to
severe erosion.

B. . “No development” line adjustment procedure.
Adjustments to the "“no development” line delin-

5069

ATTACHMENT #11




§ 6.804

eating the hillside conservation area (HC) are sub.,

SCOTTSDALE REVISED CODE i -

ject to the followmg'

1.

$
)

Applications for adjﬁstzﬂent of the “'no de-
velopmen " line shall mclude

a. A composite factors map at the same
scale as the development program for
the overall development application
which indicates the first, second and
third conditions; the twenty-five (25)
percent slope line; and the proposed no
development line.
b. A report which describes the concep-
tual site and building design techniques
" and construction methods for all devel-
opment proposed in the adjusted areas.
The report shall include recommenda-
" tions to minimize bedrock excavation
to indicate the compatible relationship
of buildings to the terrain, to resolve
* potential erosion and unstable slope haz-
- ards, and to reduce the visual impact
of cuts and ﬁ]ls o

The,development review board may deny
or limit such proposed adjustments, in order
to achieve best the purpose of the hillside
district, as set forth under section 6.301.

The hillside development area (HD) shall
not be extended to include areas which con-
tain three (3) of the conditions which define
the mountains, except that in no case shall
slopes equal to or steeper than twenty-five
(25) percent.be included in the hillside de-
velopment (HD) area.

The dedication of or easement on the con-
servation area shall be recorded with or
prior to city council approval of the plat or
before issuance of a building permit, which-
ever occurs first, over the adjusted area.

In no case shall the conservation area (HC)
be required to be more than eighty (80)
percent of any land held and recorded in
single common owmnership on the date the
hillside district zoning is adopted on the
property.

ch. 6.805. Hillside conservation area (HC).

5070

A. General provisions

1.

.Ul

Although development shall not be allowed
except as provided in subsection “B” below
in the hillside conservation area, density
credit may be transferred to adjacent hill-
side development land contained within the
application, subject to:

a. Densxty credit derived from existing

underlying zoning in the HC area, at
_the following rates:

(1) R1-190: 0.20 units per acre.

(2) R1-130: 0.33 units per acre.

(3) R1-70: 0.50 units per acre.

(4) R1-43: 0.80 units per acre.

(5) R1-35: 1.00 units per acre.

b. Regulations of this ordinance and other
applicable city ordinances and codes
which will apply to development in the
HD area.

c. Density limitations of the zoning in
the HD area as ultimately approved
by the city council.

d. The ownership pattern on record on
the date of the council adoption of the
zoning ordinance amendment to estab-
lish the hillside chstnct on a property

. or propertles h

Rezoning of the HD area to achieve the
higher densities made available through
density credit transfer shall result in re.
moval of the underlying zoning in the HC
area. . :

The land within the hillside conservation A.

area shall be legally secured for the con-

servation of permanent natural open space"

through easements or dedication.

No grading, filling, clearing or excavation

of any kind shall be allowed in the hillside

conservation area.

This ordinance shall not be construed to

. require any easements other than for sce-

nic or conservation purposes in hillside con-

servation (FHC) areas, except as provxded in

subsection *“B” below.

o
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6. If no adjustment to the “no development
lines is proposed as provided in section
6.804B., the dedication of title or easement
on the hillside conservation area (HC) shall
occur prior to adoption of the density trans-
fer zoning or building permit approval,
whichever comes first, on the property un-
less the applicant submits a phasing plan
and .schedule at the time of the density
transfer zoning whick clearly designates
when and by whom the dedications shall
occur. This plan and schedule shall be re-
viewed by the planning commission and
approved by the city council.

B. Permitted uses. Buildings, structures or the
placement of any impermeable surfaces shall not
be permitted within the boundaries of the hillside
conservation area. Uses allowed shall be limited
to those compatible with the conservation of nat-
ural open space, as approved by the city council.

Sec. 6. 806 Hillside development area (HD).

All development of the land in the hillside de-
velopment area shall be regulated by the provi-
sions of this section and the requirements of the
underlying zoning district, except that in'the event
of conflict, the provisions of the hillside district
shall prevail. :

"A. Design criteria and development standards.

1. Natural Area Open Space. All devel-
opment proposals shall include a por-
tion of the site within the hillside de-
velopment area which is to be retained
in natural area open space.

‘a.  The percent of the total site required
to be retained in natural area open
space shall be based on the aver-
age slope of the land surface. The
following natural area open space
requirements shall apply:

Minimum % of Slope Unit

Slope  Percent To Remain As Natural

Unit Slope Area Open Space
1 0-—2 ’ 20
o 2~5 25
m 5-10 ' 35
v 10-15 : 50
v 15+ ) - B0
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The natural area open space re-
quirement for each slope category
shall be fulfilled within the area
of that land slope.

The natural area open space re-
quirement may be composed of two
(2) types: Le., undeveloped natural
areas and restored desert areas.
The schedule with which these types
may apply to the natural area open
space requirement is:

(1) Undeveloped natural areas shall |

- constitute a minimum of seventy-

five (75). percent ofth= requlred

2) Restored desert areas ma; y meet
a maximum of twenty-five (25) per-
cent of the requu'ed
: addes .

detor s note—The numbers for paragraphs
(1) and (2) above were editorially supplied
to preserve format.-

The following shall be used as guide-
lines in location of natural areas:
(1) Contiguous areas along drain-
age channels;

(2) Ten-foot minimum widths ad-

jacent to roadway improvements;
(3) Areas contiguous with other
natural areas of adjacent properties;
(4) Areas contamxng rock outecrop-
pings;

(5) Areas contammg soxls with high
permeability;

{6) Significant stands or clusters
of native vegetation, including such
species as ironwood, palo.verde,
mesquite and saguaro;

(7) Known or d1scovered archaeo-
logical sites.

The following shall be used as guide-
lines in locating restored desert
areas:

(1) In reqmred setbacks;

(2) Adjacent to common recreation
facilities;
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(3) Along roadway improvements:

or over utility easements.
Natural area designations may
apply toward the open space re-
quirements of the underlying zon-
ing district. :
No grading, excavation or construc-
tion -except planning program ap-
proved landscaping with native des-
ert organic or inorganic materials
shall be allowed within areas des-
ignated as “natural areas”.
Where on-site construction has
inadvertently scarred designated
natural areas, the applicant shall
submit a design and program to
the planning director for the res-
toration of the affected sites. If
scarred areas exceed ten (10) per-
cent of the total required for the
slope unit on the property, the appli-

"cant shall dedicate additional nat-

ural area easements to bring the

total natural area back to within

ninety (90) percent of the base
requirement.

Restored desert areas shall be
graded to blend in with the natu-
ral terrain and landscaped with rock
and plant materials which are na-
tive to local desert areas.

All natural areas shall be legally

“secured by natural area easements.

prior to the issuance of building
permits.

All natural areas and restored des-
ert areas shall be clearly shown
on all development review plans
and building permit site plans un-
less otherwise approved by the city

" council. A landscaping program for

restored desert areas shall be ap-

proved by the planning program -

prior to issuance of building permits.

-Existing road scars, excavations,

road cuts and dump sites which
are restored.to desert may count
toward natural areas at twice their
area.
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.2. Landscaping.

. &

Existing vegetation shall be re-
tained in any part of the total de-
velopment which is not designated
for grading or construction.
Existing vegetation which cannot
be preserved in place but is suit-
able for transplanting shall be re-
located on the site. ‘
Unimproved disturbed areas shall
be landscaped within one hundred
eighty (180) days following issuance
of a grading permit and/or within
thirty (30) days of the issuance of
a certificate of occupancy, or util-

. ity "turn-on”.

All required plans for landscapmg
shall be approved prior to issuance
of building permit, and all instal-
lations shall be in accordance with
the approved landscape plan.

All landscaping within public ease-
ments or areas to be dedicated to
the city shall be low maintenance,
low water consumptwe desert veg-

‘etation.

An open space network shall be
designed to provide contiguous link-

, ages throughout the development
" parcel, and between adjacent par-

cels where major public trail sys-
tems or vista comdors are desig-

nated

\ “.Manmade slopes shall conform to

patterns of the natural terrain.
All cut and fill slopes shall be land-
scaped and shall be stabilized to
control erosion.
Any cut or fill slope which is to be
revegetated shall not be steeper
than a 3:1 slope.
The maximum vertical dimension
of any cut or fill shall be:
(1) 2. Exposed fills adjacent to any
building: Eight (8) feet;
b. Exposed fills along road-
" ways: Four (4) feet;
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(2) Fills enclosed by retaining walls:

Eight (8) feet;

(3) Exposed cuts: Four (4) feet;

(4) Open cuts shielded by buildings
downslope: The height of the roof

_eave or parapet of the adjacent

building up to eight (8) feet;
(5) Cuts abutting basement or earth

* . sheltered building walls: sixteen

(16) feet;

(8) Or as otherwise approved by
the development review board.
All excess excavated material shall

be removed or otherwise placed so_

as to become an integral part of
the site development.

During construction, measures such
as sediment traps or terracing shall
be used around all graded areas to
minimize erosion.

Whenever archaeological sites are
discovered during excavation, the

" planning department shall be no-

tified and mutually agreeable pre-
cautions taken to preserve the ar-

_ tifacts. In no case shall construc-

tion be delayed beyond thirty (30)
days after notification to the city.

There shall be submitted to and
approved by the engineering ser-
vices director prior to issuance of
any grading or building permits, a
report including text and designs
which indicates how the design and
construction of improvements shall

- mitigate the specific conditions

found in areas identified as unsta-
ble slopes.

4. Aesthetics.

a.

All mechanical equipment, includ-
ing but not limited to air condi-
tioning and pool equipment, shall
be screened a minimum of one (1)

foot higher than the highest por-

tion of the equipment and shall be
compatible with the adjacent main
building.

All lighting shall be low scale and
low intensity and directed down-
ward and away from the view of

§ 6.808

others, as set forth in- article V,
section 5.106.

Building heights shall be limited
by a plane measured thirty (30)
feet vertically above the existing
natural terrain elevation (prior to
grading).

The surface materials of retaining
walls shall be of materials which
are either similar to and compati-
ble with those of the adjacent main
buildings or which blend with the
natural terrain.

5. Roadways/Circulation.

a.

6. Fire
a.

‘Road alignments, driveways and

parking areas shall conform as
closely as possible to natural to-
pography.

Existing vegetation shall be pre-
served to the greatest extent pos-
sible in the location of roads and
shall be retained as medians or
buffers wherever possible within
the unimproved right-of-way.
Variations in road design and con-
struction may be permitted in order
to keep grading and cut slopes to a
minimum. -

One-way loop roads may be con-
structed where appropriate for the
terrain. '

Combinations of collective private
driveways, cluster parking areas
and off-street parking bays are en-
couraged in order to minimize paved
areas.

Protection. A

Prior to development review [board]
approval, the fire chief shall inspect
the site to identify any unigue con-
ditions that may require special
fire prevention precautions, and
shall communicate the findings and
recommendations to the develop-
ment review board.

-B. " Natural area open space density incentive.

1. A twenty (20) percent density incentive

may

be allowed for cluster housing pro-

jects where the approved plan contains
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twenty (20) percent more natural area
open space in the hillside development
(HD) areas provided that the additional
natural area open space consists of land
which contains amenities which enhance

- the quality of the environment. In de-

termining that the additional natural
area enhances the quality of the envi-
ronment, the city couricil shall find that
the approved plan reflects amenities
which satisfy one (1) or more of the
following criteria:

a. Dense vegetation representatwe of
the Sonoran Desert. Existing veg-
etation may be embellished by the
introduction of additional plant ma-
terial, provided that the additional
plant material is of indigenous spe-

. cies (see 6.806.A.1.b.).

b. Scenic boulder piles or rock out-
croppings which by virtue of quan-
tity, size, and visual access are read-
ily distinguishable.

c. Major wash corridors which by vir-
tue of their depth, width, or breadth
provide major divisions in the land-
scape or provide significant view
corridors for adjacent neighborhoods.

Perimeter Setback Criteria.

a. In any development which receives
a natural area density incentive,
buildings shall be set back from a
perimeter property line not less than
the minimum setback of the adja-
cent zoning district(s). A greater
setback may be required in order
to achieve compatibility with ad-

_ jacent development.

b. In any development which receives
a natural area density incentive,
perimeter walls shall be set back

- from the perimeter property lines
7 not less than the minimum like
setback of the adjacent zoning
district(s).
The maximum density allowed
shall not exceed the density that -
is set forth as follows:
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Maximum DU’s Per

Zone Gross Acre
R1.7 5.7
R1-10 : 4.16
R1-18 2.5
R1-35 1.25 -
R143 1.04
R1-70 82
R1-130 42
R1-190 .26

With natural area open space
density incentive, the following nat-
ural area open space requirements
shall apply:

Siope  Percent Minimum % to Remain As

Unit Slope Natural Area Open Space
1 0-—-2 40
1§ 2-5 . 45
m 5—~10 55
v 10—-15 .. 70
v 15+ 70

Design incentive. A density incentive shall
be allowed for the R1-190 and R1-130 zones
for special clustered housing projects where
the approved plan meets the natural area
open space requirements of the natural area
open space density incentive (section 5.806c.)
and that the improvements including, but
not limited to, the dwelling unit, tennis
court, separate garage, or privacy walls have
been approved by the city.

This approval shall include the review of

~ the location and siting; height, landscap-

ing, and external materials and colors of
the improvements. The goal is to minimize
the disturbance of improvements on the char-
acter and form of the natural terrain as
well as maintain the rural, low density char-
acter of surrounding neighborhoods.

The design of these improvements shall
be by the development review board.

The maximum densities allowed shall be
as follows:

Maximum DU’s Per
Zone , Gross Acre
R1-130 0.50 -
R1-190 0.30

i

R
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D. Modification procedure. If the applicant.

wishes to propose a modification to the de-
sign criteria and development standards of
the underlying zoning district, additional
written and graphic material shall be pre-
pared to accompany the application. The
materials shall illustrate the conditions that
the modified standards will produce. The
material shall enable the planning commis-
sion and city council to make the determi-
nation that the modification will produce a
living environment, landscape quality and
lifestyle equal to or superior to that pro-

duced by the existing design criteria and.

" development standards.
(Ord. No. 1922, § 1, 11-4-86)

Sec. 6.807. Application rgquireménts.

“A. All zoning, development review, and single
family building permit (where the parcel was not
" subdivided under the hillside district) applications
in the hillside district shall include the following
items in addition to normal application require-
ments:

1. A base topographic contour map .with' two-

- foot contours in hillside development (HD)

areas and ten-foot contours in hillside con-
servation (FIC) areas for all application maps.

A legal description of the property.
3. The size in acres of the property.

The proposed number of units and densi-
ties over the entire property and for the
hillside development (HD) areas. .

5. A general location map showing the site
" and its relationship to nearby collector or
larger streets,

B. All zoning applications shall include the ad-
ditional following items in addition to other nor-
mal application requirements:

1. An environmental analysis including the
following reports and maps (which shall be
at a scale no larger than one (1) inch equals
one hundred (100) feet):

a. General location map of hillside factors
including unstable slopes; bedrock areas;
and two (2) percent, five (5) percent,
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ten (10) percent, fifteen (15) percent and
twenty-five (25) percent slope lines.

b. Rectified or semi-rectified aerials at the

*  same scale as the hillside factors map.

c. A geology and soils report identifying
the geologic structures on the site, gen-
eral geological recommendations for the
design and construction of grading, and
soils with high shrink-swell potential,
high percolation rates, or particularly
susceptible to erosion.

d. Map(s), at a scale no larger than one

- (1) inch equals two hundred (200) feet,
delineating one hundred-year storm
floodplains along drainageways where
the estimated flow under natural con-
ditions is equal to or greater than two
hundred fifty (250) C.F.S.

A development program including the fol-
lowing reports and maps (which shall be at
a scale no larger than one (1) inch equals
two hundred (200) feet):

a. The proposed area in acres of hillside
development (HD) and conservation (HC)
areas.

b. A development plan showing the pro-

posed configuration, size in acres, num-

ber of residential units or nonresiden-
tial square footage, and underlying zon-
ing categories for each use.

c. A development phasing map delineat-

- ing the configuration, size in acres, and
general sequence of integral develop-
ment and dedication and easement units.

d. A circulation plan map delineating the
location and classification of all major
public or private streets, all required
public parking areas, pedestrian ways,
trails, and bikeways.

e. A visual analysis presentation which
clearly portrays the major views to and
from the site, the principal or unique
visual features on or adjacent to the
site, and the general relationship and
character of hillside development (HD)
and conservation (HC) areas. This may
include such materials as slides, pho-
tographs, cross-sections, maps, or models.




rock areas: and two (2) percent, five (5)
percent, ten (10) percent, fifteen (15)
percent and twenty-five (25) percent slope
lines. ,

b. A geology and soils report which in-
cludes specific recommendations on the

D. All singlefamily residential building permits,
except for electrical, structural, or plumbing only,
shall include the following map(s) in addition to
other normal application requirements:

’ § 6.807 SCOTTSDALE REVISED CODE
f. An open-space/natural areas map delin- two (2) units, natural area open space,
-eating the configuration and types of trails and paths, vista and scenic cor-
major open spaces and indicating the ridors, and drainage.
natural area open space requirements c. A landscaping plan and report deline-
. in acres for each use and development ating the location and type of landscap-
unit identified on the development plan ~ing along major streets and common
and phasing maps. areas, the location and typical design
g. A report including all proposed modi- of development walls and entrances,
' fications to underlying zoning catego- and typical concepts for the design of
ries with graphics showing typical ap- : drainage structures and streetlights.
plications of the standards. d. A grading report indicating the proposed
: methods and {or encing of grading,
C. All flevelopment' review bqard application proposed loc;tignsseqt};r :tgfkpil%;ag dii-
Sas estabhshed_xp article I,.sect.non 1:400) shall posing unused materials, and recom-
include the adchtmna-l fo%lpmqg 1‘tems in addition mendations for minimizing wind and
to other normal application requirements: water erosion on graded areas during
1. An environmental analysis including the development and construction.
following reports and maps (which shall be e. Visual materials showing the charac-
at a scale no larger than one (1) inch equals ter of the site including slides and
fifty (50) feet): photographs.
f. A design concept report which shows
a. A location map delineating the hillside the typical site plan and access for res-
factors including unstable slopes bed- idential units.

type of grading, foundation design, and
construction and design standards for
cuts and fills.

c. A map delineating one hundred-year
storm floodplains along drainageways
‘where the estimated flow under devel-
opment conditions is equal to or greater
than fifty (50) C.F.S.

A development program including the fol-
lowing reports and maps (which shall be at
a scale no larger than one (1) inch equals
one hundred (100) feet):

a. The proposed location and area in acres
of hillside development (HD) and con-
servation (HC) areas.

b. A preliminary parcel map(s) delineat-

~ - ing the configuration and location of

- all parcels, tracts, common areas, and
. .all rights-of-way and easements for
~ streets, utility lines serving more than
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1.

Where the lot was platted under the hill-
side district provisions, the permit site plan
shall show all platted natural area ease-
ments, the configuration of all buildings
and impervious surfaces, building pad ele-
vation, parapet or roof top elevations, and

" the location of exterior mechanical equip-

ment.

Where the lot was platted or otherwise es-
tablished without the hillside district pro-
visions, the permit shall include:

a. A site plan showing proposed natural
area easements, the configuration of
all buildings and impervious surfaces,
building pad elevations, parapet or roof
top elevations, and the location of ex-
terior mechanical equipment.

b. An easement which legally describes
the location and conditions of the pro-
posed natural areas.




